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Forward Planning 

Planning Services 

Mid Devon District Council 

Phoenix House 

Phoenix Lane 

Tiverton 

EX16 6PP 

 

Dear Sir / Madam  

CULLOMPTON NEIGHBOURHOOD PLAN 2019 - 2033 

WRITTEN REPRESENTATION BY MONTAGU EVANS ON BEHALF OF LATIS GROUP LIMITED 

THE NEIGHBOURHOOD PLANNING (GENERAL) REGULATIONS 2012 AND THE LOCALISM ACT 2011 

We are instructed by Latis Group Limited (“the Client”), to submit representations in respect of their land 

ownership at Padbrook Park, Swallow Way, Cullompton, EX15 1RU (“the Site”).   

Representations are made following the publication of the Cullompton Neighbourhood Plan 2019-2033 

Submission Version on 7 October 2019. 

The Draft Neighbourhood Plan (“the NP”) is at an advanced stage and is the result of an extensive process of 

community dialogue and consultation. The Client would therefore like to assist in the process by ensuring that 

the Neighbourhood Forum and Mid Devon District Council (“MDDC”) are fully aware of this Site and its prospects 

for coming forward for development. In addition, the Client is also having a positive dialogue with the Culm 

Garden Village. 

This site presents an important opportunity to ensure that the identified housing targets can be met within the 

plan period, whilst also comprising a suitable location for housing that supports the delivery of the proposed 

Culm Garden Village.  

Ideally, this Site will be allocated for development within the Neighbourhood Plan. However, if this is not possible 

in the timeframe, the Site would still constitute a housing windfall. Through a minor adjustment to the settlement 

boundary on page 20 of the NP. This would allow it to provide a meaningful supply of housing within the first 

five years of the plan, and ensure that housing delivery is appropriately and more evenly distributed around 

Cullompton. 

 

Approach to Housing Delivery  

At the recent Hearing Sessions for the MDDC Local Plan, the Inspector found the Mid Devon Objectively Assessed 

figure of 7,860 (393pa) to be sound.  We welcome and support the Inspector’s comment at paragraph one of 

his Post Hearing Advice Note, where he seeks an amendment to Draft Local Plan Policy S2 to express the 

Objectively Assessed Housing Need figure as a minimum. 

The expression as a minima accords with paragraph 11b of the National Planning Policy Framework (2019) and 

ensures that the figure is not viewed as a ‘ceiling’ but rather a target to be exceeded.  This requirement to exceed 

By post and email:  

planningconsultations@middevon.gov.uk 
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the housing target should of course be balanced against the theme of ‘sustainable development’, that is at the 

heart of National Policy. We therefore welcome the NP’s proactive stance to development and the statement at 

paragraph 6.1 that: 

“The Cullompton Neighbourhood Plan seeks to contribute [to housing growth] by facilitating the 

sustainable development that we judge is needed in a manner that minimises its negative impact on the 

environment”. 

These representations therefore consider the contribution the Site could make in achieving this objective. 

 

Development in Cullompton 

We agree that Cullompton is, in principle, a suitable location to direct residential development over the plan 

period as reflected in Draft Local Plan and Neighbourhood Plan Policy. We, like NP Policy SD01 are cognisant 

that road infrastructure requirements will play a major part in the ability for Cullompton to become the strategic 

focus of new development in Mid Devon, as determined through the MDDC Local Plan Review. We are also 

aware that the delivery of the Town Centre Relief Road (“TCRR”) could potentially cause a substantial delay to 

the delivery of this growth. 

The delivery of the TCRR requires the relocation of the Cullompton Cricket Club on to the Culm Garden Village 

site. This comes at a cost in terms of available land for housing. The ability to bring forward the Padbrook Park 

Site will assist in countering this loss in housing numbers by delivering housing close to the existing High Street 

and associated services. 

The housing that can be delivered at Padbrook Park will help to support housing delivery in Cullompton whilst 

the TCRR and wider infrastructure is delivered. The enclosed technical highways note prepared by WSP identifies 

that there are potentially 100 units which are likely to be delayed and fall outside of the 5 year housing period 

as a result of highway issues – even with prompt delivery of the TCRR. This itself is likely to have a long and 

protracted delivery, thus it can only be concluded that the delivery numbers are at risk and an allowance needs 

to be made for development that is able to make up any shortfall in the first 5 years of the Local Plan. 

Culm Garden Village  

As noted at paragraph 6.21 of the NP, Culm Garden Village (a site of approximately 160ha.) to the east of 

Cullompton has been designated in the Local Plan Review as a development area to provide 1,750 dwellings 

within the plan period and at least 850 further dwellings beyond 2033. Given the scale of development and 

reliance on infrastructure, it is considered likely that significant housing completions will materialise in years 5 – 

10 of the Local Plan and beyond, as noted in the Local Plan Review Housing Trajectory (June 2019 – update). 

Therefore, in addition to the Culm Garden Village, the Padbrook Park Site is in an excellent location to contribute 

to the 3,390 new dwelling housing target stated at paragraph 6.20 of the NP through a minor extension to the 

south of Cullompton. The following section outlines the suitability of the Site for such development and outlines 

the ability for the Site to deliver housing within the first 5 years, complementing the longer term completions at 

Culm Garden Village. 

 

Development at Padbrook Park 

The 19 ha Site is located to the south of Cullompton and comprises land formally used as a golf course. Vehicular 

and pedestrian access is obtained via Cole Brook, to the north east of the Site.  

Land immediately to the north comprises commercial buildings with land beyond (across Swallow Way) 

predominantly residential in nature, comprising one and two storey dwellings. Land to the south, east and west 

is open countryside.  
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The M5 is located 500m to the east, providing connections to Exeter to the south and Bristol to the north. 

The Site is considered to be deliverable in accordance with the definition within the National Planning Policy 

Framework (2019) (“NPPF”) for the following reasons: 

 

Suitability:  

 It is unconstrained by the wider highway issues affecting the timescales for delivery of sites in 

Cullompton, including Culm Garden Village. 

 Paragraph 6.30 of the NP notes that: 

“the issue of ‘integration’ of the existing and new development, physically and socially, is perceived 

as the most challenging aspect of the East Cullompton development” 

 Development at Padbrook part would not have the same constraints to integration for the following 

reasons: 

o given its location on the same side of the M5 as Cullompton and its adjacency to the southern 

extent of the town, future occupants of the site will have access to and support the extensive 

range of local amenities available in the Town Centre; 

o it has good access to transport links, with a bus stop is located immediately opposite the 

entrance which is served by routes 1A, 1C and 350 providing connections between Cullompton 

and Tiverton; 

o the key employment area of North Exeter can be accessed without the need to utilise 

constrained motorway junctions; 

o local facilities are accessible by pedestrian and cycle links. Development of the Site could also 

assist in the improvement of these pedestrian and cycle links to and from Cullompton Town 

Centre which is a requirement of Draft NP Policy SD02; 

o it is immediately adjacent to the town which has been identified in the emerging Mid Devon 

Local Plan as a major focus for development and economic growth with significant housing 

numbers.  A minor adjustment to the settlement boundary illustrated by Map 2 on page 20 of 

the NP to include the Site would be appropriate and assist in supporting development; 

o it balances growth in Cullompton which is predominantly focussed on large areas of growth to 

the north-west and east of the town which could take a number of years to come forward given 

the significant infrastructure improvements required; 

o it has the ability to create a mixed and balanced community through the provision of an 

enhanced affordable housing offer in line with Draft NP Policy HS02; and 

o it is a suitable site for delivery through modern methods of construction, aiding sustainability 

and speed of delivery. 

 

Availability and Achievability: 

 It is in single ownership; 

 The current use site is redundant and no longer viable; 

 It comprises a former golf course which is expected to be unconstrained by contamination; 
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 It is directly accessible to the local highway network, access is not dependant on third party land; and  

 It is deliverable and developable – it is available, in a suitable location for housing development and 

there is a reasonable prospect of housing being delivered between 0-5 years. 

The Site extends to 19ha, but the developable area is limited due to flood risk.  The Site can be broken down in 

to the following elements: 

 Total area: 19 ha 

 Flood Meadow: 3.6 ha 

 Area for Housing and associated Green Infrastructure: 15.4 ha 

An initial capacity study prepared by Owen Architects (and enclosed within this letter) suggests the Site could 

deliver approximately 465 new dwellings, and the Client is engaging with Registered Providers to deliver an 

enhanced affordable housing position. The affordable housing offer would also comply with Draft NP Policy 

HS02 by ensuring the dwellings are ‘tenure blind’ and would therefore be indistinguishable from market 

dwellings on Site.  

It is envisaged that the layout of the Site will be informed by the layout of the golf course and topography of 

the Site.  As shown in the enclosed masterplan, this would allow family-sized units to come forward in a manner 

that reflects its location. The Site would also be able to comply with Draft NP Policy HS01 by providing an 

appropriate mixture of house types and sizes to meet current local housing needs. 

This location does offer additional benefits in highway terms, as there is less reliance on the motorway for 

accessing locations to the south, reducing reliance on the town centre.  Furthermore, as concluded by WSP, due 

to delays in the delivery of other sites, there is currently capacity available in the local road network that would 

allow this site to come forward.  

The Padbrook Park site is available, suitable and deliverable for residential development, and is unconstrained 

by technical highway matters.  It has the ability to come forward as a windfall site that supports the wider delivery 

of housing in Cullompton both in the event of a shortfall in housing supply in the first 5 years of the plan, and 

as a way of exceeding the Council’s minimum housing target.  

In conclusion, we request the Site is considered as part of the Draft Neighbourhood Plan review as a site that is 

suitable, available and achievable. In parallel with this letter, we note that we are submitting a request for formal 

pre-application advice from with Mid Devon District Council. 

We trust that this letter is of use, and welcome an opportunity to work with you and MDDC to bring this Site 

forward for development.  In the meantime, if you have any queries, please do not hesitate to contact Jon 

Bradburn (jon.bradburn@montagu-evans.co.uk / 020 7312 7452) or David Mabb (david.mabb@montagu-

evans.co.uk / 020 7312 7530) of this office. 

 

Yours faithfully 

 

 

Montagu Evans LLP 

 

Enc:  Transport Note prepared by WSP 

 Initial masterplan study prepared by Owen Architects  

 Ecology Survey Plan prepared by The Ecology Consultancy  

 

cc.  Jenny Clifford – Head of Planning, Mid Devon District Council 

mailto:jon.bradburn@montagu-evans.co.uk
mailto:david.mabb@montagu-evans.co.uk
mailto:david.mabb@montagu-evans.co.uk
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1. INTRODUCTION 

 

This statement has been prepared by Owen Architects on behalf of Latis Group Ltd to assess the feasibility 

of a residential development and associated landscaping on the land of the former Padbrook Park Golf 

Course, south of Cullompton. 

 

1.1 Scope and Purpose  

  

 Cullompton has been identified by Mid Devon as the major growth area in the district with a minimum 

of 4035 housing units to be delivered between 2013 – 2033 and various sites have already been 

allocated for development (see image 1 for extent of allocation). 

 Most of the allocated sites are located East and North West of Cullompton and will require major 

transport infrastructure improvements which will have an impact on the time scale of the delivery of 

housing units. 

 

  The scope and purpose of this feasibility study is to analyse and propose the former Padbrook Park 

land to be included within the development limits to assist in the delivery of housing within the 5year 

plan. 

  

1.2  Development in Cullompton 

 

The land of the former Padbrook Park Golf Course extends to 19ha, is suitable for housing as a 

complementary addition to the supply of housing for Cullompton.  

 

Development here will provide an opportunity to create a sustainable, vibrant and social community 

with strong links to Cullompton town and any future neighbouring developments through green 

infrastructure and shared communal facilities.  

It will support the overall delivery of housing in Cullompton as per Mid Devon’s identification as the 

district of major growth area. 
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Image 1 – Cullompton Housing Allocation 

 

 

 Emerging Policy CU1- CU6 - North West Cullompton 

 
A site of 100ha of land within the current settlement limits has been allocated for mixed use 

development. A masterplan for this area adopted in February 2016 requires a road link between 

Tiverton Road and Willand Road to be completed by occupation of the 500th unit. 

Three planning applications to this regard, each for 200 dwellings, have been submitted in 

July/August 2017 and are awaiting determination. 

 

 Policy AL/CU/9 – Court Farm, part of the Mid Devon Local Plan 2014 

 
A site of 5ha of land outside the settlement limits was allocated for 150 dwellings with 25% affordable 

units and has since been deleted from the Mid Devon Local Plan Submission January 2017. 

 

 Policy CU14 – Ware Park and Foodland’s 

 
A site of 2.1ha within the proposed amendment to the settlement limits was allocated for 38 

dwellings with 28% affordable units. The development is constraint until the road linking Tiverton 

Road and Willand Road is in full operation. 

 

 Policy CU21 – Land at Colebrook 

 
A site of 4.8ha, retained as a Local Plan contingency site, is allocated for 100 dwellings with 28% 

affordable units. The delivery is delayed until the North West Tiverton Road and Willand Road link 

is in place. A planning application has been submitted in January 2019.  

The application has since been considered with a recommendation for approval, but deferred until 

end of August due to the issues regarding the feasibility of the access to the site to be from 

Colebrook Lane rather than Siskin Chase. 

 

 

Padbrook Park 
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2. ANALYSIS OF THE CULLOMPTON PADBROOK PARK SITE 

 

2.1 Site Context 

 

 Historical and Physical Context 

Cullompton is a historic market town, situated in Mid Devon. Cullompton lies approximately 15 

miles north east of Exeter and 6 miles south east of Tiverton. The town has good access links to 

the motorway, less than 1 mile from Junction 28 of the M5. 

 

Cullompton is also the gateway to the outstanding scenery of the Culm Valley, much of which falls 

within the Blackdown Hills Area of Outstanding Natural Beauty. The AONB is situated 

approximately 10 miles east of Cullompton. 

 

Cullompton is on the River Culm and is famous for its working textile and paper mills. The earliest 

evidence of occupation is from the Roman period. The town now has a population of around 9,000 

and includes employment opportunities. This is to expand significantly over the next 20 years. 

 

The attractive historic town is based around its High Street and includes a range of local facilities, 

including a monthly farmers market. The centre of the town is the only conservation area in Mid 

Devon. There are two Grade I listed buildings in Cullompton: the 15th Century Parish church (St 

Andrew’s) and the Walronds at 6 Fore Street. There are also seven Grade II* listed buildings and 

ninety Grade II listed buildings in the parish which are all located over 500m from the site. 

 

2.2 Local Topography and Landscape Character 

 

The site is located to the south of Cullompton and extends to a total area of 19 ha (of which 0.8ha 

falls within the settlement boundary) and consists of a former golf course and associated 

clubhouse and driving range. The remainder of the site is generally vacant, though some of the 

land is used for foot golf and a gym and hairdresser within the amenity building.  

The site access is currently located on the northern side of Cullompton Road Hill and it is shared 

with the Padbrook Park Hotel. 

 

The site generally slopes down from Padbrook Hill to the northern boundary and includes 

hedgerow boundary along Swallow way and the Spindlebury housing estate.  

The western boundary abuts an existing water course and existing hedgerow along Colebrooke 

Lane. 

The site is also bordered by hedgerow along Cullompton Hill Road on the eastern side. 

 

The site was heavily landscaped by the introduction of the Golf Course late 1980’s. 
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North Boundary - Padbrook Hotel access area              East View – Hotel amenity buildings                             
 

     
South-East View           West View 
 

   
West View                                                                    North-east view 
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2.3 Habitats and Species 

 

2.3.1.  A full Phase 1 Habitats Survey of the former Padbrook Park golf course site has been carried out 

by Ecology Consultancy on 23 July 2019. The Phase 1 Habitat Survey Map is inserted below and 

the Ecological Constraints and Opportunities are described under 2.3.2. 
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2.3.2 Habitats  

 

The Padbrook Park site comprises areas landscaped to serve the former golf course activities. 

The site boundaries comprise of species-rich hedgerows, scrub, scattered broadleaved trees and 

a small watercourse in the north-west of the site. The site is surrounded by existing residential 

development to the north, fields to the south and west. Colebrook Lane is located along the 

eastern site boundary.  

 

 Woodland 

 

  Constraints: 

The broadleaved woodland is a Habitat of Principal importance and should be retained and 

protected where possible. This habitat provides an important landscape function as a wildlife 

corridor and may support protected species including hazel dormouse, bats, birds and badgers. A 

minimum 15m buffer zone of semi-natural habitat should be provided between the broadleaved 

woodland and the development (excluding residential gardens). The lighting scheme should avoid 

light spill onto this habitat. Landscaping should avoid the use of non-native and invasive species 

that could spread into this habitat and affect its integrity. Any potential loss of this habitat result in 

protected species impacts and compensatory like-for-like habitat creation should be provided to 

achieve a net gain in biodiversity. 

 

Opportunities: 

Sensitive management of this habitat could enhance its quality, e.g. monitoring for presence and 

removal of non-inactive species. The landscape planting scheme could create linkages between 

this habitat and hedgerow habitats to allow connection of north south habitats and better 

connectivity for wildlife. 

 

 Hedgerows 

 

Constraints: 

All native hedgerows are Habitats of Principal Importance and should be retained and protected 

wherever possible. This habitat provides an important landscape function as wildlife corridors and 

supports protected species including hazel dormouse, bats, birds and badgers. The lighting 

scheme should be to avoid light spill onto this habitat. 

Landscaping should avoid the use of non-native and invasive species that could spread into this 

habitat and affect its integrity. Any potential loss of this habitat may result in protected species 

impacts and compensatory like-for-like habitat creation should be provided to achieve a net gain in 

biodiversity. 

 

Opportunities: 

Sensitive management of this habitat could enhance its quality, e.g. monitoring for presence and 

removal of non-native invasive species. The landscape planting scheme could create linkages 

between this habitat and woodland habitats to allow connection of north south habitats and better 

connectivity for wildlife. 

 

 Watercourse 

 

Constraints: 

Cole Brook is a Habitat of Principal Importance and should be retained and protected where 

possible. This habitat provides an important landscape function as a wildlife corridor and may 

support protected species including otters and water vole. Landscaping should avoid the use of 

non-native and invasive species that could spread into this habitat and affect its integrity. Any 
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potential loss or damage to this habitat may result in protected species impacts and compensatory 

like-for-like habitat creation should be provided to achieve a net gain in biodiversity. 

 

Opportunities: 

Sensitive management of this habitat could enhance its quality, e.g. monitoring for presence and 

removal of non-inactive invasive species. Ensuring that run off form the development will be 

important to prevent detrimental effects to this habitat. 

 
2.3.3 Protected / notable species  

 

 Bats 

 

Constraints: 

The broadleaved woodland and hedgerows provide high suitability habitat for foraging and 

commuting bats. These habitats are currently relatively undisturbed so there is potential for the 

development to cause disturbance to foraging / commuting bats through habitat removal and / or 

increased lighting. Bat activity transect surveys and automated static bat detector surveys are 

therefore recommended to determine species and abundance of foraging/commuting bats. These 

surveys should be undertaken on a monthly basis between April and October. 

Several trees within the site have suitability to support roosting bats. Ground level tree 

assessments are therefore recommended to ascertain which trees have moderate or high 

suitability to support roosting bats and would therefore require further surveys in the form of 

potential bat roost aerial inspection surveys and / or dusk emergence / pre-dawn re-entry surveys. 

Ground level tree assessments and potential bat roost aerial inspection surveys can be 

undertaken at any time of year. Dusk emergence / pre-dawn re-entry surveys can be undertaken 

between May and September. 

 

Opportunities: 

Bat boxes could be installed on retained trees and new buildings. Native species planting included 
within the landscaping scheme would provide foraging/commuting opportunities for bats. 

 

 Hazel dormouse 

 

The broadleaved woodland and hedgerows provide high suitability habitat for hazel dormouse 

nesting, foraging and commuting. These habitats are currently relatively undisturbed so there is 

potential for the development to cause disturbance to hazel dormouse through habitat removal 

and / or increased lighting and noise. Further presence / likely absence surveys are therefore 

necessary to inform any necessary appropriate mitigation. These surveys should be undertaken 

on a monthly basis between April and November. 

 

 Reptiles 

 

Constraints: 

The grassland, woodland / hedgerow edge, tall ruderal and scrub habitat provide high suitability 

habitat for reptiles. The proposed development would result in the loss of a significant amount of 

the grassland habitat within the site. Further surveys for reptiles are therefore recommended to 

ascertain presence / likely absence and to inform appropriate mitigation. These surveys should be 

undertaken during the optimal period of April, May and September. 

Opportunities: 

Creation of grassland habitat such as wildflower meadow/field margin planting will create suitable 

habitat for reptiles. Hibernacula for reptiles could be constructed to provide winter habitat for 

reptiles. 
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 Breeding birds 

 

Constraints: 

The woodland, hedgerows, grassland, scrub habitats provide suitable habitat for breeding birds. 

The proposed development would result in the loss of a significant amount of the grassland habitat 

within the site. This could cause direct impacts to ground nesting bird species. Further surveys for 

breeding birds are therefore recommended to ascertain which species are present and to inform 

appropriate mitigation. These surveys should be undertaken during the optimal period between 

April and June. 

 

Opportunities: 

Bird boxes could be installed on retained trees and new buildings. Native species planting 

included within the landscaping scheme would provide foraging opportunities and nesting habitat 

for breading birds. 

 

 Otter and Water Vole 

 

Cole Brook provides suitable habitat for otter and water vole. Ditches with running water at the 

north of the site feed into Cole Brook. These habitats are currently relatively undisturbed so there 

is potential for the development to cause disturbance to otter and water vole through habitat 

removal and / or increased lighting and noise. Further presence / likely absence surveys are 

therefore be necessary to inform any necessary appropriate mitigation. Otter surveys should be 

undertaken during the optimum period between May to September. Water vole surveys should be 

undertaken between March and September. 

 

 Badger survey 

 

The woodland, hedgerows, grassland and scrub provide suitable habitat for badger sett building 

activity and foraging / commuting badgers. A potentially active badger sett entrance was recorded 

at the western end of the broadleaved woodland (Target Note 1). The development could 

therefore impact upon active badger setts. Further presence / likely absence surveys are therefore 

necessary to inform any necessary appropriate mitigation. These surveys can be undertaken at 

any time of year. 

 

 Great crested newt 

 

The grassland, woodland / hedgerow edge, tall ruderal and scrub habitat provide suitable habitat 

for great crested newt in their terrestrial phase. No suitable aquatic habitat for great crested newt 

was recorded within the site. However, four ponds are shown on Ordnance Survey mapping within 

500m of the site boundary (three to the southwest and one to the northwest). Further Habitat 

Suitability Index (HSI) surveys and / or aquatic presence / likely absence surveys are therefore 

necessary to inform any necessary appropriate mitigation. HSI surveys can be undertaken at any 

time of year. Aquatic presence / likely absence surveys should be undertaken between mid-March 

and mid-June. NB. Environmental DNA surveys for presence / likely absence can be undertaken 

between mid-April and late June). 
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Below is a table summarising the further survey effort required: 

 
 
 
2.3.7 Conclusions  
 

Based on the initial phase 1 habitat survey and the subsequent identification of the potential 

ecological constraints and opportunities for enhancement of biodiversity, it is considered that the 

site could be developed without any significant biodiversity losses. Provided adequate ecological 

survey effort is undertaken and any subsequent mitigation / compensation is successfully 

delivered, any losses can be compensated for by retaining and enhancing habitats on site, e.g. 

woodland, hedgerows and watercourses. The creation of other habitats, e.g. wildflower meadows / 

borders, native species planting, installation of bat and bird boxes, could potentially allow for a net 

gain in biodiversity at the site. 

 
The proposed Masterplan by Owen Architects retains and creates habitat to ensure connectivity 

and retain ecological continuity of the site for wildlife.  

Further targeted planting as part of the landscaping scheme could also allow better connectivity 

across the site in a north-south direction. 
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2.4 Heritage 

 
2.4.1 There are no listed buildings or protected areas within the site boundaries. 

There are traces of post-medieval quarries and former field boundaries visible on aerial 

photographs of 1967. They have almost certainly been completely levelled by 1999, by which time 

the surrounding area has been heavily landscaped and developed into Padbrook Park Golf 

Couse. 
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2.4.2 Designated heritage assets within 1km of the Site comprise of: 

 

 Grade II listed buildings Fairfield House and Colebrook Court  

 Cullompton Conservation Area and associated listed buildings  

 47no  listed buildings within Cullompton 

 Grade II listed building Lower Knowle c. 560m north-west of the Site 

 Two Roman forts and two Roman camps at St Andrew’s Hill 

 

 

Conservation Area map extracted from Mid Devon website 
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2.5 Flood Risk and Drainage 

  

The majority of the site falls within Flood Zone 1. However, a small proportion in the northern area 

of the site falls within Flood Zone 3 and within the Critical Drainage Area identified by the 

Environment Agency. 

 

2.5.1 Flood Map: 

 

 

2.5.2 Critical Drainage Area: 

 

Catchment Drainage/Flooding Issues 
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It is understood that the catchments west of Cullompton (Colebrook, Crow Green Stream, and St 

Georges Well Stream) are typically small, and respond quickly to rainfall, in particular short 

duration thunder storm events, as occurred in August 1997. The Environmental Agency’s research 

suggests that the watercourses, in part, have historically been diverted from their natural courses. 

This, in addition to a legacy of inappropriate culverting, and development on the floodplain, has 

exacerbated the risk of flooding to numerous properties, businesses and highways. 

Surface water runoff from future development, within the hatched area shown below, must be 

managed to ensure that an overall reduction in flood risk is achieved. Whenever new development 

is to be permitted in the catchment shown it should: 

 be served by a sustainable drainage system that performs in accordance with the criteria set out 

below; 

 make a contribution towards a scheme that will reduce risks for those liable to flood, for example, 

by improving the flow capacity where a channel, culvert or bridge is problem. 

 

2.5.3 Minimum Drainage Standards Required 

All new development will have to play their part in reducing current rainfall runoff rates. This 

requirement also applies to brown field sites that will have to match the same standards. The 

SuDS hierarchy will be followed, by using infiltration as far as is practicable.  

All off-site surface water discharges from development should mimic “Greenfield” performance up 

to a maximum 1 in 10 year discharge rate. On-site all surface water should be safely managed up 

to the “1 in 100+climate change” conditions. This will require additional water storage areas to be 

created thereby contributing to a reduction in flooding downstream. 

 

2.5.4 Constraint / Opportunity 

 

The flood areas constraints will turn into the opportunity to dedicate this part of the site to create 

green infrastructure that is possibly accessible during dry month. It will also serve as an important 

biodiversity area. 
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2.6 Existing Infrastructure 

 

The proposed site is in a sustainable location for development, close to existing residential 

developments, a wide range of local facilities and areas of employment. 

 

 Although the site is located in close proximity to the strategic transport link of junction 28 of the M5 

motorway, further strategic improvements will be required to avoid vehicles having to travel 

through the town centre.  

This will be delivered via the proposed Town Centre Relief Road which will link the proposed Culm 

Garden Village development via Meadow Lane and Old Hill railway crossing.  

 

 Stagecoach bus services (1, 1A & 1C) provides a regular service between Exeter–Tiverton 

stopping in Cullompton town centre.  

 

 Dartline Coaches provide the 350 bus route (Cullompton Town Circular) - a regular service around 

the town, the nearest buses stop are on Swallow way and Exeter Road, both at 3min walking from 

the site entrance and could possibly divert into the new development.  

 

 The nearest train station is Tiverton Parkway Station, providing national rail links to the South 

West and beyond. Destinations include Plymouth, Bristol, London, Edinburgh and Glasgow. 

The proposed Culm Garden Village development east of Cullompton is also envisaging for the 

former Cullompton railway station to be reinstated. 

 

 Exeter airport is within easy reach of Cullompton, less than 10 miles south of the site. 

 

 There are a number of walking and cycling routes available between the site and the town centre 

which can be linked with new cycle and pedestrian path in the new development. 
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Local Facilities Map and Indicative Walking Distances: 
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Transport Network 

 

 

Public Transport – Bus Routes 
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2.7 Existing Communal Facilities in Cullompton 

 

 

 

2.7.2 Surrounding Character Analysis 

Cullompton has a wide range of architecture, ranging from traditional stone and render cottages to 

the modern brick and render homes. Cullompton historic town centre comprises many shops and 

businesses. Modern residential developments can be found on the outskirts. 

 

 High street/Fore street – Traditional Architecture 

 

The street pattern of the town still reflects the medieval layout of the town. Shops lie along Fore 

Street with courts behind them linked by alleyways. The length of the high street reflects the 

prosperity of the town from the 16th to the 18th century when it was a centre of the cloth trade. 

The street plan is still fundamentally the same as shown on a map of 1663, with a wider area at 

the North end where markets were held, roads to Tiverton and Ponsford and a small lane leading 

down to a mill (now known as Lower Mill). 
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St Andrew’s church and the Walronds - Grade I listed buildings. 90 Grade II listed buildings. The 

centre of the town is a Conservation Area – the only one in the Mid Devon area. 

 

 Architectural Characteristics: 

 

Long continuous building lines. 

Larger dwellings provide local landmarks. 

2/3 storey buildings. 

Simple elevations - well proportioned. 

Buildings usually set tight to the back edge of footways. 

Generally, on-street parking, designated bays along the high street and in an informal manner in 
many side streets. Rear parking courts. 

Typical use of render in variety of pastel colours. 

Red brick and white painted brick. 

Variety provided through use of red brick and occasionally stone. 

Roof pitches of 40–45 degrees. 

Predominantly slate roof tiles. 

Windows generally vertically proportioned sash windows and casements with heavy dividing 
mullions. 

Chimneys play an important and integral part of the roofscape, while a variation in ridge heights 
and the common use of dormer windows provides further interest. 

Common use of black plinths. 
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3      CULLOMPTON PADBROOK PARK VISION AND KEY PRINCIPLES 

 

3.1 Masterplan Concept 

 

The masterplan builds on the vision and key principles for garden villages, the emerging schemes 

in the surrounding area and the understanding of the south of Cullompton areas, the Mid Devon 

planning policies and design guides.  

It will explore the master planning opportunities that incorporates the key principles to deliver a 

cohesive place and responds to the established characteristics of the area and landscape. 

The initial thinking about the development has been structured around the access to the 

countryside, green habitat spaces and watercourses to retain and strengthen a sense of place for 

the new community while enhancing biodiversity along with incorporated sustainable water and 

natural flood management strategies. 

Green nodes are formed where the key movement corridors cross which provide opportunities for 

sports, health and leisure uses. 

The residential area is arranged along the retained fingers of green infrastructures, partially priority 

habitats. 

 

 The above analysis has resulted in the approximate gross area allocation:  

 

19ha  Overall site area (including 0.8ha of land within development limits) consisting of: 

• 15.4ha  Housing (including existing habitats, incidental green, roads, parking, garages, play areas) 

• 3.6ha  Flood zone area 2+3  

 

The Mid Devon local plan stipulates a maximum density of 30dha which calculates to 462no units 

on the applicable development site area excluding the 3.6 ha of flood risk area. 

The proposed masterplan layout under point 3.1.1 is reflecting the permitted density, making the 

best use of the available land without compromising its location on the edge of the settlement. 
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3.1.1 Proposed Masterplan Layout  
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3.1.2     Perspective View 
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3.1.3 Flood Risk Zone 
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3.2 Proposed Infrastructure 

 

The core strategy of the Mid Devon Local Plan (2013 -2033) sets out that all new developments 

shall be sustainable. In order to minimise the private vehicle usage green routes through the 

development with good links to existing routes ensure that walking and cycling are attractive options 

for local journeys.  

An initial transport assessment has been carried out by WSP to consider the traffic and highway 

implications of the proposed former Padbrook Park golf course site and the report forms part of this 

representation. 

Within this document the following aspects have been considered: 

 Delays in the delivery of the current draft Local Plan allocations 

 The capacity of J28 as identified in the Willand appeal and the subsequent use of that analysis for 

the impact of the Colebrook site 

 The traffic modelling work carried out as part of the Local Plan evidence base 

 

WSP’s report concludes: 

“Taking the three points into consideration results in a position where the combination of delays and 

latent capacity provides an opportunity for MDDC to consider how their 5 year housing land supply 

can be bolstered as requested by the Inspector, prior to the delivery of the TCRR. Also, how further 

flexibility can be built into the strategy beyond that period to assist in accommodating any further 

unforeseen delays in the delivery of housing in an area that is reliant upon significant infrastructure.  

Within this document it has been demonstrated that the location and nature of the Padbrook Park 

site, which hasn’t been previously available, can provide flexibility to assist in achieving the housing 

targets within the MDDC area.” 

 

3.3 Healthy Living Environment 

  

Safe and attractive parkland and green streets will provide excellent pedestrian and cycle links to 

all amenities and public transport facilities as well as provide opportunities for informal recreational 

activities (e.g. dog walking). 

Around 7ha (37%) of the overall site area to be delivered as recreation, wildlife and play areas 

located at the identified formal green infrastructure nodes. 

 

3.4  Locally Distinctive Neighbourhood and Community Focused 

 

Padbrook Park will have its own character and feel which responds to the local setting with a mix of 

house types, tenures and design caters for the whole community. 

The location and orientation of houses will be guided by the existing site undulation and add to the 

distinctive character and sense of place for the new development. 

It is suggested that a higher density of housing can be achieved in proximity of work and amenity 

zone in the North and decrease towards the open countryside in the South. 

The development will provide a high quality natural and built environment to residents. 

Public spaces will be designed around the needs of people as opposed to car. 
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 4.      DELIVERY 

 

4.1 Modern Method of Construction 

 

In order to satisfy the council’s urgent need for vast quantities of new family homes in the area and 

to assist the 5 year housing plan, it is proposed to apply Modern Methods of Construction (MMC).  

 

Pre-fabricated modules can be part-pre-assembled while groundworks and other site preparations 

are ongoing. This MMC ensures faster deliverability, more simplified procurement processes 

which in return leads to increased accuracy of completion dates while also guaranteeing 

consistent detailing and quality control providing high level of energy efficiency to reduce future 

energy consumption. 

 

Disturbance to the neighbourhood in the form of noise, dust and site traffic is also kept to a 

minimum. 
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PADBROOK PARK – Transport Review 

DATE: 06 August 2019 CONFIDENTIALITY: Confidential 

SUBJECT: Transport Review, Padbrook Park 

PROJECT: 70062157 AUTHOR: Sam Tearle 

CHECKED: Jeremy Penfold APPROVED: Jeremy Penfold 

 

1.0 Introduction  

1.1 WSP have been commissioned by Latis Group Ltd to consider the traffic and highway implications of the proposed 

development of land at Padbrook Park, Cullompton. The site constitutes some 19 hectares and consists of former 

agricultural land, most recently used as a golf course and associated clubhouse and driving range. 

1.2 The client’s aim is to bring forward their land at Padbrook Park within the next 6-12 months as a windfall residential 

development with a capacity of up to 480 residential units.  

 

2.0 The Brief 

2.1 The scope of work includes the following; 

 Review available transport information – from previous and current studies related to MDDC/DCC work 

and also work submitted as background to Local Plan Review – including the availability of survey data 

and other traffic information; 

 Review of Local Plan allocations to identity any adverse aspects of delivery;  

 Carry out an outline assessment of transport options for the Padbrook Park site, i.e. accessibility study, 

looking at pedestrian/cycle/bus access to inform likely modal split for the development; 

 Assessment of trip generation for the best case (least trips) and worst case (most trips) scenarios for the 

site; 

 Assessment of basic trip distribution onto the local highway network using census data;  

 High level assessment of the impact on the local highway network. 

 

3.0 Transport Overview 

3.1 In transport terms the site is well located to make use of the new infrastructure being delivered, principally the 

NW Access Road. This will complete the scope for north/south routes avoiding the town centre and the Town 

Centre Relief Road, which provides a direct link from the south of the town onto Station Road and then to J28 of 

the M5. These two new infrastructure links will improve access around the town, in advance of any further 

improvements that may come with Culm Garden Village. 

3.2 Significant work has been undertaken on the transport issues within the town, this includes Transport 

Assessments for individual sites and a number of reports produced by DCC on the town wide transport issues. 

Principal reports include:  

 NW Cullompton – Transport Assessment Addendum – Dec 2017 – WSP 
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 Land West of Siskin Chase – Transport Assessment – Jan 2019 – Vectos 

 Junction Capacity Assessments J28 – Jan 2019 – Pegasus Group 

 Cullompton Town Centre Relief Road – Traffic Modelling Report – Sept 2018- DCC 

 SoCG – Cullompton Polices S11, CU1 – CU21 – Feb 2019  - MDDC/DCC/Highways England 

 Greater Exeter Study – Traffic Empirical Report – Jan 2019 – DCC 

 Willand Appeal decision (Appeal Ref: APP/Y1138/W/17/3172380) and associated documents 

 

3.3 The Highway context and the site are illustrated in Figure 1 below 

 

 Figure 1 – Highway Context  
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3.4 Following the Local Plan Examination hearings in February 2019, the Inspector concluded the following in his 

post hearing advice note. 

Likewise, while I am sure there are different ways it could have been done, the vision, and general approach of the Plan, 
directing development, and housing in particular, to Cullompton, in the main, is reasonable, in principle.  
 
However, there are some difficulties that flow from this approach. Given the highway constraints involved, the decision to 
concentrate on Cullompton has significant implications for delivery, and as a result, the housing trajectory and supply 
situation. Thanks to the now-completed signalisation scheme at J28 of the M5, the site to the north-west of the settlement 
for 1350 dwellings (Policy CU1), can deliver 600 dwellings before the proposed Town Centre Relief Road (TCRR) is complete. 
The remaining 750 dwellings must await its completion, as must the first 500 dwellings of the large allocation to the east of 
Cullompton for 1,750 dwellings in the Plan period (Policy CU7). Beyond that first 500 units, the allocation to the east of 
Cullompton will require a strategic intervention to facilitate further development, which may take the form of a new J28a on 
the M5. 
  
It is reassuring, of course, to hear that the Council has secured funding from Central Government for part of the cost of the 
TCRR. That said, I am not party to the conditions attached to the funding offer (for reasons of commercial confidentiality) so 
I cannot be sure whether they can easily be complied with. On top of that, experience suggests that it will be some 
significant time before the TCRR is completed, and certainly more than 2/3 years. The land for the road has yet to be 
assembled, no planning application has been made for the road, and construction is likely to take many years.  
 
With all that in mind, I have a significant concern about the housing trajectory in the early years of the Plan (before the TCRR 
is complete) in particular. I believe there to be a real danger that in those early years, the Council will find it difficult or 
impossible to show a five-year supply of deliverable housing sites. That situation may well continue if the TCRR takes longer 
to complete than envisaged (not an unusual occurrence where major infrastructure works are concerned). That would make 
the Plan under examination unsound. 
  
With all that in mind, I require the Council to provide, for my analysis, a projected housing trajectory for Years 1-5 and 5-10 

incorporating realistic assumptions about the delivery of the TCRR, demonstrating how a five-year supply of deliverable 

housing sites will be maintained throughout these periods. 

 

If that exercise shows that maintaining a five-year supply of deliverable housing sites will be difficult, or impossible, then 

MMs may well need to be considered to address the shortfalls. These may include for example (depending on the scale of 

any shortfall):  

 

1. Bringing forward other allocated sites that are currently restricted in terms of timing with no good reason, the Policy SP2 

site for example; and/or  

2. Bringing forward the contingency sites; and/or  

3. Extending existing allocations to accommodate more dwellings (the Policy WI1 site for example) or increasing densities to 

allow for more dwellings on allocated sites that are less constrained; and/or  

4. Allocating a new, large site not constrained by the link road (or motorway junctions) that can come on stream quickly and 

bolster supply in the early years of the Plan while infrastructure is provided elsewhere. 

 

3.5 Also very relevant is the Appeal decision for the Gallaghers site at Willand (Appeal Ref: 

APP/Y1138/W/17/3172380). This concluded that whilst the appeal was dismissed the impact of the traffic at 

Junction 28 was not deemed to be severe. The assessment carried out for this assumed a number of Committed 

development which had the potential to deliver 1665 units. 

3.6 In the Decision Notice, the Inspector concluded that the resulting cumulative impact of the traffic at a forecast 

year of 2021 was not severe. 

3.7 It is with the inspector’s comments and the Gallaghers Appeal Decision Notice in mind that we are then 

considering the following:  

 Review of the current draft Local Plan allocations;  
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 Transport characteristics of the Padbrook Park site; and 

 Traffic impact and Strategy.  

 

4.0 Local Plan Allocations Review  

4.1 The review has been based on the following two documents: 

4.2 Mid Devon Local Plan Review 2013-33, Housing Land Supply Update (June 2019) - The purpose of the HLSU 

was to clarify the intersection between the housing land supply and the timing of TCRR. The HLSU has included 

a revised housing trajectory which ensures that no part of the first five years’ trajectory is dependent upon the 

completion of the TCRR.  

4.3 Mid Devon Sustainable Appraisal of the Implications of the Main Modifications in relation to the housing 

trajectory and the remedies suggested by the Inspector (July 2019) - The key findings of the SA were that 

the Council’s proposed draft Main Modifications will not have a material change on the previous assessment of 

those sites in the Sustainability Appraisal and that there was no need to assess any ‘reasonable alternatives’.  

 

Initial Review of Sites 

4.4 Sites have been identified as a having significant impacts and implications to the operation of the existing highway 

network as summarised below.  

 

Tiverton Sites 

4.5 The Eastern Urban Expansion (EUE) and the Blundells School site both require a number of highway 

improvements. The EUE requires a new junction onto an A road (the A361). The EUE also requires traffic calming 

on Blundells Road. A link road from the EUE that links to Blundells School is also required, and will be costly and 

impact the delivery of both sites. These complications may well result in the site delivery being delayed beyond 

the periods anticipated, although of course the EUE is already beyond the current 5 yr supply threshold. 

Crediton Sites  

4.6 The Pedlerspool site is for 200 dwellings and will require works to the public highway, including the realignment 

of the carriageways of Old Tiverton Road and the A3072 most likely requiring a roundabout design. The site also 

requires improvements at the junctions of Old Tiverton Road/Stonewall Lane and Pounds Hill/Stonewall Lane. 

This could push delivery of dwellings to the end of the 5yr supply period.  

Cullompton Sites  

4.7 Below is an extract from the current proposed delivery programme as shown in the Housing Land Supply Update 

dated Jan 2019, produced by MDDC 
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East Cullompton 

4.8 The East Cullompton site is solely dependent on the provision of the TCRR. As a result this, there is a significant 

risk on the timescale for delivering the site as the TCRR has yet to be permitted or funded.  There is, therefore, a 

a need to ensure the deliverability of the housing in advance of the TCRR is robust. 

NW Sector Cullompton 

4.9 There are 3 applications currently being considered for the NW Sector Allocation, one in detail for Persimmon 

Homes (SW) Ltd and two in Outline from PM Asset Management and Codex Land.  It is understood that the 

applications have a resolution to grant permission by Mid Devon’s planning committee, with permissions subject 

to the completion of relevant S106 agreements. In highway terms it has been agreed that subject to the small 

improvements at Junction 28 and contributions toward the TCRR that there will be no highway objection.   

4.10 The inspector has concluded that up to 600 of the CU1 allocation can be delivered in advance of the completion 

of the TCRR and hence form part of the current 5 year housing land supply.  

4.11 As a result of the delay in the permissions being issued and an increase in the extent of S106 obligations, of 

which many are likely to be pre-occupation, there should therefore be an expectation of a delay in the build profile 

for the developments. This is also impacted by two of the sites requiring subsequent reserved matters 

applications.  

4.12 The Housing Supply numbers prepared by Mid Devon currently assume first occupations during 2020/21; 

however, a realistic overall delay of 6 months to these sites could result in the following profile and a reduction of 

at least 49 dwellings by the end of the 5 year supply period: 

 

Year Mid Devon Anticipated 

Supply 

6m Delay Scenario  Difference 

2020/21 49 25 -24 

2021/22 100 75 -25 

2022/23 100 100 0 

Total 249 200 -49 
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Colebrook 

4.13 The HLSU has stated that the Colebrook site will be partially built out within the first five years and has resulted 

in the removal of the site’s ‘Contingency’ status. It should be noted that the HLSU states that the Colebrook Site 

requires the NW Link Road unless satisfactory evidence proves otherwise. 

4.14 Planning application 19/00118/MOUT has subsequently been submitted by Taylor Wimpey for development off 

Siskin Chase, for what is the Colebrook site. The application was submitted in January 2019 in advance of the 

Local Plan hearings in February. The application had pre-app discussion with DCC, in which the following was 

agreed: 

 Single access off Siskin Chase, with emergency access off Colebrook Lane.  

 Accepted by DCC that the level of development proposed (105 dwellings) could be accommodated at 

Junction 28 without any additional improvements. 

 Accepted by DCC that there was no linkage to the NW Sector Link Road.  

4.15 The agreement as set out above is at variance with the current amendments to the draft Local Plan.  

4.16 The application has subsequently been considered with a recommendation for approval, but then deferred with 

the period for a decision extended to the end of August. It is understood that one of the outstanding issues is 

whether access can be delivered from Colebrook Lane instead of Siskin Chase.  

4.17 This is as a result of local pressure and is against the recommendation of DCC and MDDC officers. The most 

significant issue is that in order to achieve an acceptable access, Colebrook Lane will need widening and neither 

TW or DCC have control of the necessary land.  

4.18 In the event of a refusal and appeal, a decision could be expected no earlier than April 2020. This would result in 

first occupations probably no earlier than 2021/22, i.e. a delay of some 6-8 months. This will impact on the delivery 

of the 5 year land supply set out in the Local Plan documentation by at least 25 units.  

Committed Sites 

4.19 In addition to the specific sites, there are a number of committed sites that have been included within the 5 year 

land supply. 

4.20 The profile for the committed sites is stated as being based upon residual land at Knowle Farm and a number of 

smaller consented windfall and allocated sites. Part of the Knowle Farm site has an outline permission, but has 

not yet been secured by a housing developer.  It is therefore reasonable to expect that the delivery of the 74 units 

on the site within the 5 year period must be in some doubt.  

4.21 The site requires a separate access to the existing Knowle Lane development and it would be reasonable to 

assume a start towards the end of 20/21 which would result in the delivery extending beyond the end of the 5 

year period and a reduction in the units delivered within the 5 yrs of 25 units . 

Conclusion on Local Plan sites 

4.22 As set out above, there are a number of sites where from a review of the practical delivery, the timescales 

assumed in the profile of the 5 year housing land supply must be in some doubt, and in light of the current position 

on the TCRR and planning status of sites, it is reasonable to assume that the supply will be circa 100 units below 

the Council’s expectations. 
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4.23 In-line with the comments made in the Inspector’s Post Hearings Advice Note (ID12, 21ST May 2019), this 

uncertainty of delivery offers Mid Devon District Council the opportunity to increase their housing delivery in the 

emerging Local Plan to provide a buffer of identified sites that can assist in any shortfall.  

   

5.0 Padbrook Park Site  

5.1 We set out in this section the transport characteristics of the Padbrook Park Site, which is a site that has not been 

previously available, but is capable of accommodating development capacity in a manner that is compatible with 

the current transport strategies and policies.   We have looked at the accessibility, trip generation and distribution 

and then a high-level assessment of impact. 

Accessibility 

5.2 This section considers the location of the site in relation to key local facilities, amenities and destinations future 

residents may choose to use on a day-to-day basis. This assists in an assessment of the likely need to travel to 

and from the site. 

Connectivity to Local Facilities and Amenities  

5.3 Manual for Streets (MFS) guidance suggest that walkable neighbourhoods are typically characterised by having 

facilities located within 800m walking distance (approximately 10 minutes). However, MFS also state that ‘this is 

not the upper limit and walking distances offers the greatest potential to replace short car trips, particular those 

under 2km’. 

5.4 In addition to the above, the CIHT guidance on suggested acceptable walking distances set out in “Providing for 

Journeys on Foot, 2000” states that “the average length of a walk journey is 1km (0.6miles) and that this differs 

little by age”. 

5.5 These differences in the propensity to walk by journey purpose may relate to individuals being more willing to 

walk further on foot to locations they have the greatest need to reach and/or where longer may be spent upon 

arrival (e.g. work or school). 

Connectivity Assessment 

5.6 An accessibility study has been undertaken to establish what facilities and amenities are available in the local 

area. The walk/cycle distances from the development to these facilities have been measured using existing 

footways, foot/cycle paths, footbridges and local roads (in case of cyclists). 

5.7 Walking and Cycling Isochrones have been produced and can be provided as additional background information  

5.8 We have reviewed the accessibility of key facilities within the town and the site benefits from being located within 

suitable walking and cycling distances to a large number of essential local facilities. Including schools and the 

town centre, it is also within a 25m walk or 10 minute cycle of the primary employment location within Cullompton 

at the Kingsmill Industrial Estate.   

Public Transport   

5.9 The closest bus stops to the site are located on Exeter Road. The northbound and south bound bus stops are 

approximately 210m and 220m from the site. These bus stops are in the form of ‘Flag Stops’ and the northbound 

stop has a layby.  

5.10 The existing bus stops on Exeter Road are located within the ideal maximum walking distance (400m) as set out 

in the Chartered Institution for Highways and Transportation (CIHT) publication ‘Guidance for Planning for Public 

Transport in Developments, 1999’, the bus stops are served by a frequent bus service to Exeter and Tiverton.  
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5.11 The conclusion on the accessibility is that the site is a location that is sustainable from a transport perspective, in 

view of the overall limitations of accessibility in the area. There is therefore an expectation of residents of the 

dwellings to make local trips within the town using non-car modes of travel where possible. 

Trip Generation and traffic distribution. 

5.12 The trip generation used is as agreed with DCC for the NW Sector transport assessment, derived from the TRICS 

database and set out below. 

 

5.13 Trip distribution is based upon the journey to work data from the 2011 Census. The data has been analysed to 

produce a distribution of traffic onto the principal roads in the local and strategic highway network. 

5.14 The trip distribution has then been adjusted to reflect the routes that are available based upon the following 

scenarios with a first phase of 160 dwellings: 

1. Full development – no new infrastructure, i.e. no North West Access Road (NWLR) or Town Centre Relief 

Road (TCRR) 

2. First phase – with no NWAR or TCRR, then remainder of the development with both in place 

3. Full development with TCRR, but no NWAR 

4. Full development with TCRR and NWAR 

5.15 The location of the Padbrook Site on the southern edge of Cullompton, allows choices to be made on how to 

access appropriate routes to Exeter. With the development of various sites on the eastern edge of Exeter and the 

opening up of roads that then link across the M5, using the Tythebarn link, the M5 would not be the route of 

choice for all traffic to Exeter. Our analysis has looked at the locations of the Census wards within Exeter and 

split traffic to make use of both the M5 and also the Exeter Road linking to employment sites and the city centre. 

5.16 The distribution of the traffic demonstrates that implementing a development at Padbrook Park would have no 

significant impact on the NWAR but would relate to the TCRR and that piece of infrastructure would encourage 

traffic to avoid the town centre in line with the overall transport policies associated with Cullompton. 

5.17 The resulting traffic also need to be considered against the existing traffic and the various assessments already 

carried out in relation to the Willand appeal and the more recent work for the Colebrook site, now known as Land 

West of Siskin Chase.  

Willand Appeal (APP/Y1138/W/17/3172380) – Transport Assessment by Jubbs 

5.18 The appeal statement submitted on behalf of the appellant included a Transport Assessment prepared by Jubbs. 

The TA considered the impact of the proposed development site on J28 and also included the following committed 

development sites: 

 North West Cullompton AL/CU/1 – 1100 dwellings and 40,000sq.m employment 

 Court Farm AL/CU/1 – 150 dwellings 

 Padbrook Park AL/CU/10 – 30 dwellings 
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 Knowle Lane AL/CU/8 – 340 dwellings 

 Exeter Road AL/CU/11 – 45 dwellings 

5.19 In the consideration of the appeal, the Inspector concluded the following in relation to the impact of the additional 

traffic. 

 

5.20 The various committed development sites were used to uplift the surveyed traffic levels, it is therefore appropriate 

to consider the delivery of those sites and their relevance, when considered in relation to the development 

thresholds and timescales that are being applied to the various Local Plan sites.  

5.21 The Assessment for the Willand site was carried out at a future year of 2021.  It is now clear that the development 

level assumed across the NW Sector, Colebrook and Knowle Lane will not be realised by that date, as highlighted 

in the Local Plan Review in Section 4.  

Colebrook (now known as Land West of Siskin Chase ) – Transport Assessment by Vectos 

5.22 The Transport Assessment produced by Vectos for Colebrook, draws a direct comparison of traffic generated by 

their site with the traffic generated at Willand and concludes that at J28, their site generates approximately 50% 

of the Willand traffic and is therefore acceptable. This has been accepted by DCC who are not objecting to the 

current planning application for the site. 

Conclusion on the J28 capacity from Willand and Colebrook.   

5.23 The relative levels of traffic using Junction 28 from the assessment of the two sites are given in Table 5.5 below 

along with a comparison with the traffic generated by development at Padbrook. 

  Table 5.5 – Comparison of additional traffic at J28   

  AM Peak PM Peak 

  Total Entering 
Jct 

Total Exiting 
Jct 

Total Entering 
Jct 

Total Exiting Jct 

Willand Appeal (Jubbs) (259 
dwellings) 

24 10 13 22 

Colebrook (Vectos) (105 dwellings) 11 4 5 9 

Padbrook Park(160 dwellings) 11 4 5 9 

Padbrook Park(480 dwellings) 34 11 15 28 

  (Note: Through traffic on the A373 is not included) 

5.24 The traffic levels that have been estimated for a first phase of 160 dwellings at Padbrook Park at J28 are similar 

to those assumed for 105 dwellings at Colebrook. The principal difference being the amount of traffic using Exeter 

Road south of Cullompton. There is therefore a direct comparison with the Colebrook assessment and a valid 

argument that a first phase development at Padbrook could be accommodated within the existing highway 

network and would take up the remainder of the available capacity previously identified through the Willand 

Appeal.  
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5.25 A comparison of the relative numbers also illustrates that any delay in the delivery of the committed developments 

that form part of the analysis could result in a greater level of available capacity at the junction for additional 

development whilst still keeping within the overall capacity threshold.  

5.26 As an illustration Figure 3 below shows the possible shortfall that would occur in the delivery of the housing 

reflecting the various issues outlined in Section 4 which have identified that there could be a shortfall (shown in 

yellow) of at least 100 or so dwellings across the 5 years. 

 

                Figure 3 – Delivery of housing in Cullompton 

 

5.27 A simple consideration of Table 5.4 and Figure 3 would lead to a conclusion that the combination of a shortfall of 

100 or so dwellings across the 5yr period with the remaining capacity of J28 as previously investigated could 

easily result in a position where between 200 and 300 additional dwellings could be delivered, prior to any further 

infrastructure being required.   

5.28 We have then considered the traffic modelling that has been carried out by Devon County Council (DCC) as part 

of the evidence base for the Local Plan Review  

Local Plan Traffic Modelling by DCC 

5.29 DCC has provided an updated modelling report to the Local Plan Review in its Position Statement dated January 

2019. This has looked at various scenarios and concluded the following in relation to the level of development 

that could be accommodated in advance of the TCRR. 
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5.30 The reference to the inspector’s decision in the above text is related to the Willand Appeal. The degree of traffic 

associated with the committed developments has been assessed on the basis of the following trip rates. 

 

5.31 The rates for the residential sites are higher than those that have been used for the Transport Assessments for 

the NW Sector and the Colebrook site as given in para 5.20 above.  If the modelling work had used the lower trip 

rates then the equivalent development would be at least 900 units rather than the 774 used by DCC. 

5.32 The overall capacity of J28 in advance of the completion of the TCRR could therefore be capable of 

accommodating a greater level of development than has currently been identified. by at least 126 units The 

timescale for the delivery of the various development sites is also relevant and any delay in delivery prior to the 

TCRR can provide an opportunity for delivery from other sites to ensure that the housing supply targets are met.  
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6.0 Conclusions  

6.1 The work that has been carried out has produced a simple but robust analysis of the potential for the MDDC Local 

Plan accommodating an additional site at Padbrook Park. The following aspects have been considered. 

1. Delays in the delivery of the current draft Local Plan allocations 

2. The capacity of J28 as identified in the Willand appeal ref (APP/Y1138/W/17/3172380) and the 

subsequent use of that analysis for the impact of the Colebrook site, and 

3. The traffic modelling work carried out as part of the Local Plan evidence base. 

6.2 Point 1 - The consideration of the Local Plan allocations has identified that for practical reasons associated with 

the progress through the planning process of a number of the key sites, that there could be an expectation of a 

shortfall in the housing delivery in the Cullompton area of at least 100 or so dwellings within the 5 yr period to 

2023. 

6.3 It has also been identified that there are a number of other sites in the broader MDDC area that could also be 

delayed as a result of significant infrastructure provision and hence put pressure on the delivery of the 5yr housing 

land supply. 

6.4 Point 2 - The analysis of Junction 28 that was subject to an inspector’s decision at the Willand Appeal has latent 

capacity for further traffic. The analysis we have carried out indicates that would be sufficient for at least 160 

dwellings at Padbrook Park, prior to the delivery of the TCRR. 

6.5 Point 3 – The modelling work carried out by DCC has used trip generation rates that are higher than those agreed 

and used for the site specific transport assessments. It has been found that the existing capacity of J28 could 

accommodate additional traffic, generated by in excess of 125 units, prior to the delivery of the TCRR.  This would 

allow the Padbrook Park site to come forward within the current constraints of J28. 

6.6 Taking the three points together results in a position where the combination of delays and latent capacity provides 

an opportunity for MDDC to consider how their 5yr housing land supply can be bolstered as requested by the 

Inspector, prior to the delivery of the TCRR. Also, how further flexibility can be built into the strategy beyond that 

period to assist in accommodating any further unforeseen delays in the delivery of housing in an area that is 

reliant upon significant infrastructure. 

6.7 Within this document it has been demonstrated that the location and nature of the Padbrook Park site, which 

hasn’t been previously available, can provide flexibility to assist in achieving the housing targets within the MDDC 

area without having a detrimental impact upon the highway network. 
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Watercourse 
Constraints 
Cole Brook is a Habitat of Principal Importance and should be retained 
and protected where possible. This habitat provides an important 
landscape function as a wildlife corridor and may support protected 
species including otters and water vole. Landscaping should avoid the use 
of non-native and invasive species that could spread into this habitat and 
affect its integrity. Any potential loss or damage to this habitat may result 
in protected species impacts and compensatory like-for-like habitat 
creation should be provided to achieve a net gain in biodiversity. 
 
Opportunities 
Sensitive management of this habitat could enhance its quality, e.g. 
monitoring for presence and removal of non-native invasive species. 
Ensuring that run-off from the development will be important to prevent 
detrimental effects to this habitat.  

Otter and Water Vole  
Cole Brook provides suitable habitat for otter and 
water vole. Ditches with running water at the north 
of the site feed into Cole Brook. These habitats are 
currently relatively undisturbed so there is potential 
for the development to cause disturbance to otter 
and water vole through habitat removal and / or 
increased lighting and noise. Further presence / 
likely absence surveys are therefore be necessary to 
inform any necessary appropriate mitigation. 
 

Hazel dormouse  
The broadleaved woodland and hedgerows provide 
high suitability habitat for hazel dormouse nesting, 
foraging and commuting.  These habitats are 
currently relatively undisturbed so there is potential 
for the development to cause disturbance to hazel 
dormouse through habitat removal and / or 
increased lighting and noise. Further presence / 
likely absence surveys are therefore necessary to 
inform any necessary appropriate mitigation.  
 

Woodland  
Constraints 
The broadleaved woodland is a Habitat of Principal importance and 
should be retained and protected where possible. This habitat provides 
an important landscape function as a wildlife corridor and may support 
protected species including hazel dormouse, bats, birds and badgers. A 
minimum 15m buffer zone of semi-natural habitat should be provided 
between the broadleaved woodland and the development (excluding 
residential gardens). The lighting scheme should avoid light spill onto this 
habitat. Landscaping should avoid the use of non-native and invasive 
species that could spread into this habitat and affect its integrity. Any 
potential loss of this habitat result in protected species impacts and 
compensatory like-for-like habitat creation should be provided to achieve 
a net gain in biodiversity. 
 
Opportunities 
Sensitive management of this habitat could enhance its quality, e.g. 
monitoring for presence and removal of non-native invasive species. The 
landscape planting scheme could create linkages between this habitat 
and hedgerow habitats to allow connection of north-south habitats and 
better connectivity for wildlife.  

Badgers  
The woodland, hedgerows, grassland and scrub 
provide suitable habitat for badger sett building 
activity and foraging / commuting badgers. A 
potentially active badger sett entrance was recorded 
at the western end of the broadleaved woodland 
(Target Note 1). The development could therefore 
impact upon active badger setts. Further presence / 
likely absence surveys are therefore necessary to 
inform any necessary appropriate mitigation.  
 

Bats 
Constraints 
The broadleaved woodland and hedgerows provide high suitability habitat for foraging and commuting 
bats. These habitats are currently relatively undisturbed so there is potential for the development to cause 
disturbance to foraging / commuting bats through habitat removal and / or increased lighting. Bat activity 
transect surveys and automated static bat detector surveys are therefore recommended to determine 
species and abundance of foraging / commuting bats.   
Several trees within the site have suitability to support roosting bats. Ground level tree assessments are 
therefore recommended to ascertain which trees have moderate or high suitability to support roosting bats 
and would therefore require further surveys in the form of potential bat roost aerial inspection surveys and 
/ or dusk emergence / pre-dawn re-entry surveys. 
 
Opportunities 
Bat boxes could be installed on retained trees and new buildings. Native species planting included within 
the landscaping scheme would provide foraging / commuting opportunities for bats.  
 

 

Reptiles 
Constraints 
The grassland, woodland / hedgerow edge, 
tall ruderal and scrub habitat provide high 
suitability habitat for reptiles. The proposed 
development would result in the loss of a 
significant amount of the grassland habitat 
within the site. Further surveys for reptiles are 
therefore recommended to ascertain 
presence / likely absence and to inform 
appropriate mitigation.  
 
Opportunities 
Creation of grassland habitat such wildflower 
meadow / field margin planting will create 
suitable habitat for reptiles. Hibernacula for 
reptiles could be constructed to provide 
winter habitat for reptiles.   
 
 

Hedgerows 
Constraints 
All native hedgerows are Habitats of 

Principal Importance and should be retained 

and protected wherever possible. This 

habitat provides an important landscape 

function as wildlife corridors and supports 

protected species including hazel dormouse, 

bats, birds and badgers. The lighting scheme 

should be to avoid light spill onto this 

habitat. Landscaping should avoid the use of 

non-native and invasive species that could 

spread into this habitat and affect its 

integrity. Any potential loss of this habitat 

may result in protected species impacts and 

compensatory like-for-like habitat creation 

should be provided to achieve a net gain in 

biodiversity.  

Opportunities 
Sensitive management of this habitat could 

enhance its quality, e.g. monitoring for 

presence and removal of non-native invasive 

species. The landscape planting scheme 

could create linkages between this habitat 

and woodland habitats to allow connection 

of north-south habitats and better 

connectivity for wildlife. 

 

Breeding birds  
Constraints 
The woodland, hedgerows, grassland, scrub habitats provide 
suitable habitat for breeding birds. The proposed 
development would result in the loss of a significant amount 
of the grassland habitat within the site. This could cause 
direct impacts to ground nesting bird species. Further surveys 
for breeding birds are therefore recommended to ascertain 
which species are present and to inform appropriate 
mitigation.  
 
Opportunities 
Bird boxes could be installed on retained trees and new 
buildings. Native species planting included within the 
landscaping scheme would provide foraging opportunities 
and nesting habitat for breeding birds. 

Great crested newt 
Constraints 
The grassland, woodland / hedgerow edge, tall ruderal and scrub habitat provide 
suitable habitat for great crested newt in their terrestrial phase. No suitable 
aquatic habitat for great crested newt was recorded within the site. However, four 
ponds are shown on Ordnance Survey mapping within 500m of the site boundary 
(three to the southwest and one to the northwest). Further Habitat Suitability 
Index surveys and / or presence / likely absence surveys are therefore necessary to 
inform any necessary appropriate mitigation.  
 

AREA NOT 

SURVEYED 




