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OUR RURAL AREAS AND 
VILLAGES

13.0

Rural vitality 

13.1	 Mid	Devon	has	a	network	of	villages	and	hamlets.	Their	provision	
of	local	shops,	services	and	community	facilities	plays	a	vital	role	in	
maintaining	rural	prosperity	and	contributes	to	the	overall	sustainability	of	
the	district.	Larger	villages	can	often	be	complete,	compact	and	connected	
neighbourhoods,	whereas	smaller	villages	and	more	rural	areas	rely	on	
their	access	to	larger	settlements	for	their	services	and	facilities	or	work	in	
connection	with	each	other	as	a	cluster.	However,	changing	shopping	and	
cultural	habits	and	lack	of	opportunities	for	the	growth	of	village	communities	
can	impact	on	the	vitality	and	viability	of	villages.

13.2	 The	current	Local	Plan	includes	a	policy	to	help	prevent	the	loss	of	
community	facilities	such	as	the	local	shops,	public	houses,	allotments,	cultural	
and	recreational	facilities	and	other	important	local	services,	where	this	would	
damage	a	settlement’s	ability	to	meet	its	day	to	day	needs	or	result	in	the	
total	loss	of	such	services	to	the	community.	Only	in	circumstances	where	the	
facility	is	proven	to	be	no	longer	economically	viable,	including	for	alternative	
community	uses,	will	applications	for	alternative	use	be	considered	acceptable.	
Assessment	of	viability	will	require	the	submission	of	detailed	evidence	relating	
to	trading	accounts,	valuation	considerations	and	the	marketing	of	the	business	
or	property	at	a	reasonable	price	for	a	minimum	of	12	months.

Main	Street,	Bickleigh
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13.3	 Local	communities	can	nominate	buildings	as	‘assets	of	community	
value’	to	be	added	to	a	register	held	by	the	Council.	Once	on	the	register	
the	owners	of	a	facility	will	need	to	notify	the	Council	if	they	intend	to	sell	
the	asset,	at	which	point	the	community	will	be	offered	the	opportunity	to	
purchase	it.	Mid	Devon	District	Council	will	compile	this	list	as	community	
assets	are	brought	forward.	Applicants	should	contact	the	Council	for	further	
advice	should	they	wish	to	apply	for	planning	permission	or	change	of	use	
on	a	community	facility	that	has	been	included	on	the	register.	The	Council	
cannot	refuse	planning	permission	purely	on	the	basis	that	a	community	
asset	is	on	the	register.

13.4	 The	new	Local	Plan	provides	an	opportunity	to	continue	to	have	a	
policy	to	prevent	the	loss	community	facilities	at	villages.	It	can	also	identify	
land	within	or	adjoining	villages	that	would	be	suitable	for	new	community	
facilities	to	be	provided.	The	provision	of	this	community	facility	could	be	
achieved	as	part	of	mixed	use	development,	such	as	housing,	in	that	location	
and	its	viability	sustained	through	a	growth	in	local	population.	
	

Rural Accessibility

13.5	 While	some	villages	benefit	from	a	connection	to	the	
railway	network	(Yeoford,	Copplestone,	Lapford),	others	are	
reliant	on	local	bus	services	for	public	transport.	For	most	people	
residing	outside	the	three	main	towns	reliance	on	the	car	is,	and	
will	continue	to	be,	the	main	means	of	travel.	The	2011	Census	has	
shown	that	nationally,	48.9%	of	ruraI	households	had	2	or	more	
cars	or	vans	compared	with	28.5%	of	urban	households.	In	general,	
people	living	in	rural	areas	will	have	lower	levels	of	accessibility	
and	journey	times	are	likely	to	be	longer	to	places	of	employment,	
schools,	shops,	healthcare	and	other	facilities.	In	the	future	
planning	of	rural	Mid	Devon	there	will	be	a	need	to	look	at	ways	to	
improve	accessibility	where	possible	and	help	those	who	may	be	
disadvantaged	through	living	away	from	the	main	service	centres.	

Question 44
Which community facilities in village(s) in Mid Devon 
do you think are currently at risk of being lost through 
closure or other development?  Please tell us the name 
of the village and the community facility currently at 
risk.
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Scan	our	QR	code
to	access	our
online	survey
or	visit
middevon.gov.uk

If	you	require	a	printed	version	of	
our	questions	please	call
01884 255255	or	email	us	at
planmiddevon@middevon.gov.uk

Phoenix	Lane	bus	services,	Tiverton
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Small scale housing potential at villages to help 
sustainability

13.6	 The	sustainability	of	rural	areas	can	be	supported	through	the	
planning	process	through	identifying	opportunities	for	villages	to	grow	
and	thrive.	This	can	include	providing	for	some	small	scale	housing,	which	
can	help	meet	local	housing	need	and	can	also	support	local	shops	and	
services,	and	could	help	bring	about	other	improvements	such	as	the	
introduction	of	public	charging	points	for	electric	cars	and	investment	
in	footpaths	and	cycle	routes.	Plan	Mid	Devon	can	seek	to	allocate	sites	
within	or	adjoining	those	places	which	may	already	have	some	local	
facilities.	There	may	also	be	an	opportunity	where	there	is	a	group	of	
smaller	settlements	in	Mid	Devon	for	the	new	Local	Plan	to	facilitate	more	
development	in	one	village	where	this	may	support	services	in	a	village	
nearby.

13.7	 National	planning	policy	provides	some	flexibility	for	affordable	
housing	developments	on	rural	exception	sites	in	locations	where	there	is	
a	local	housing	need.	This	is	explored	further	in	Section	16.	Such	schemes	
could	include	land	identified	by	Community	Land	Trusts.	The	Council	will	
work	with	the	Devon	Rural	Housing	Partnership	in	assessing	rural	housing	
need,	and	through	its	housing	enabling	role	will	support	communities	
in	bringing	forward	small-scale	affordable	housing	schemes	in	suitable	
locations	that	can	help	people	continue	to	live	in	rural	parts	of	Mid	Devon	
where	they	work	or	have	a	strong	local	connection.	
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Question 45
What do you think are the top 5 main issues affecting 
the rural areas and villages in Mid Devon that need to 
be addressed in a new Local Plan? Please rank these 
in order of importance (1 = most important, 5 = least 
important)

Question 46
What do you think are the opportunities for us to 
consider in the future planning of the villages in Mid 
Devon, including locations that may be suitable for 
development?

Question 47
Which village(s) in Mid Devon do you think should 
have more development to support the provision of 
new and improved community facilities, and why? 
Please tell us the name of the village, the community 
facility needed, and provide your reasons why.

Scan	our	QR	code
to	access	our
online	survey
or	visit
middevon.gov.uk

If	you	require	a	printed	version	of	
our	questions	please	call
01884 255255	or	email	us	at
planmiddevon@middevon.gov.uk
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Rural economy

13.8	 National	planning	policy	makes	clear	that	planning	policies	
and	decisions	should	support	a	prosperous	rural	economy	through	the	
sustainable	growth	and	expansion	of	all	types	of	business	–	through	both	
conversion	of	existing	buildings	and	well-designed	new	buildings.	This	can	
include	farm	diversification	and	the	development	of	other	land-based	rural	
businesses.

13.9	 Farming,	is	an	important	industry.	It	supplies	most	of	our	food	
and	helps	to	influence	the	character	and	appearance	of	the	countryside	
through	the	impact	of	farming	practices	and	how	land	is	managed.	
Agricultural	Labour	Force	figures	show	that	approximately	8%	of	the	Mid	
Devon	workforce	is	directly	involved	in	agriculture,	and	18.5%	of	Mid	Devon	
businesses	are	dependent	on	agriculture	either	as	primary	producers,	
processors,	manufacturers	or	retailers.	Food	processing	is	a	major	element	of	
the	manufacturing	sector.

13.10	 Yet,	by	and	large,	farming	remains	outside	the	country’s	land	use	
planning	system.	This	is	since,	under	Town	and	Country	Planning	Act	1990	
(TCPA	1990)	“the	use	of	any	land	for	the	purposes	of	agriculture	or	forestry…
and	the	use	for	any	of	those	purposes	of	any	building	occupied	together	
with	land	so	used”	does	not	involve	‘development’.	Agriculture	is	defined	
as	including:	horticulture,	fruit	growing,	seed	growing,	dairy	farming,	the	
breeding	and	keeping	of	livestock	(including	any	creature	kept	for	the	
production	of	food,	wool,	skins,	or	fur,	or	for	the	purpose	of	its	use	in	farming	
the	land),	the	use	of	land	as	grazing	land,	meadow	land,	osier	land,	market	
gardens	and	nursery	grounds,	and	the	use	of	land	for	woodlands	where	that	
use	is	ancillary	to	the	farming	of	land	for	other	agricultural	purposes.

Question 48
Please tell us where more development at one 
village in Mid Devon could help sustain local shops 
and services at a village nearby?
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13.11	 The	TCPA	1990	defines	‘development’	as	the	
“carrying	out	of	building,	engineering,	mining	or	other	
operations	in,	on,	over	or	under	the	land,	or	the	making	
of	any	material	change	in	the	use	of	any	buildings	
or	other	land”.	Therefore,	development	will	have	
taken	place	on	agricultural	or	forestry	land	where;	it	
is	proposed	to	change	how	land	or	buildings	used	for	
farming	are	used	for	something	else;	new	dwellings;	
or,	usually	where	applying	for	a	grant	to	fund	a	project	
that	needs	a	building	or	other	development.	In	such	
instances	planning	permission	will	be	required.		
However,	certain	developments	may	also	be	permitted	
e.g.	on	farms	of	5	hectares	or	more	there	is	a	right	
to	erect,	extend	or	alter	a	building,	carry	out	certain	
excavations	and	engineering	operation;	temporary	
uses	of	land,	agricultural	buildings	below	a	certain	
size,	forestry	buildings,	and	caravan	sites	and	related	
buildings	in	some	circumstances.

Scan	our	QR	code
to	access	our
online	survey
or	visit
middevon.gov.uk

If	you	require	a	printed	version	of	
our	questions	please	call
01884 255255	or	email	us	at
planmiddevon@middevon.gov.uk

Sheep	farming,	Mid	Devon
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Protecting high grade agricultural land 

13.12	 Mid	Devon	is	predominantly	rural,	with	the	majority	of	the	total	
land	area	being	in	agricultural	use.	Nationally,	the	best	and	most	versatile	
agricultural	land	includes	land	in	grades	1,	2	and	3a	of	the	Agricultural	
Land	Classification.	The	majority	of	the	district’s	agricultural	land	is	in	
Grade	3	(65%	of	all	the	agricultural	land),	with	11%	classed	Grade	2	and	
4%	classed	as	the	highest	quality.	Less	than	46	hectares	of	agricultural	
land	is	deemed	of	the	lowest	quality,	0.1%	of	the	total.	National	Planning	
Policy	makes	clear	that	planning	policies	and	decisions	should	contribute	
to	and	enhance	the	natural	and	local	environment,	and	recognise	the	
economic	and	other	benefits	of	the	best	and	most	versatile	agricultural	
land.	Where	significant	development	of	agricultural	land	is	demonstrated	
to	be	necessary,	areas	of	poorer	quality	land	should	be	preferred	to	those	
of	a	higher	quality.	However,	it	is	recognised	that	poorer	quality	land	can	
still	have	an	important	role	in	supporting	farming,	such	as	where	grassland	
is	used	for	producing	silage.

Farm diversification

13.13	 The	DEFRA	Farm	Business	Survey	2019/20	has	found	that	68%	
of	farm	businesses	in	England	had	some	diversified	activity	(defined	as	
non-agricultural	work	of	an	entrepreneurial	nature	on	or	off	farm	but	
which	utilises	farm	resources).	For	39%	of	farm	businesses	with	diversified	
activities,	income	from	these	activities	accounted	for	at	least	25%	of	their	
total	farm	business	income.	While	19%	of	diversified	farms	had	income	
from	sport,	recreation,	tourism	accommodation	and	catering,	33%	of	
diversified	farms	had	income	from	solar	and	other	forms	of	renewable	
energy.	Brexit,	the	loss	of	European	Union	support	and	the	prospect	
of	trade	deals	could	see	UK	food	produce	undercut	by	imports	and	by	
products	of	different	standards.	This	could	accelerate	the	diversification	of	
farms	nationally	and	in	Mid	Devon.	A	report	published	by	the	NFU	Mutual	
in	2021	has	shown	that	of	1600	farmers	surveyed	nationally,	34%	of	those	
that	had	already	diversified	said	they	planned	to	diversify	further.

8686
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13.14	 Local	Plans	can	help	support	the	farming	industry	through	policies	
that	are	permissive	for	diversification,	where	proposals	can:	sustain	the	long	
term	operation	of	the	farm	business;	do	not	compromise	the	working	of	the	
farm	business,	and	for	example,	are	located	within	or	well-related	to	existing	
building	groups.	Development	on	farms	requiring	planning	permission	could	
include,	for	example	new	buildings	for	the	processing	of	food	and	non-food	
produce,	its	packaging	and	distribution.	This	can	add	value	to	farm	produce	
and	provide	more	local	job	opportunities.	The	introduction	of	a	farm	shop	
could	also	provide	a	direct	point	of	sale	for	farm	produce	to	consumers,	and	in	
doing	so	be	more	sustainable	through	helping	to	reduce	food	miles	and	carbon	
emissions	produced	through	transportation	to	a	supermarket	or	shop.	Other	
forms	of	farm	diversification	can	include	tourism	related	development	(such	as	
tourism	accommodation)	and	visitor	attractions,	or	energy	generation.

13.15	 Farms	may	diversify	in	other	ways,	without	the	need	for	planning	
permission	and	through	changes	in	land	management.	This	can	be	supported	
through	the	Government’s	Countryside	Stewardship	scheme	and	might	
include	using	farm	land	for	conserving	and	restoring	wildlife	habitats,	natural	
flood	risk	management,	woodland	creation	and	management,	reducing	
water	pollution	from	agriculture,	keeping	the	character	of	the	countryside,	
preserving	historic	features	in	the	landscape,	and	encouraging	educational	
access.	Where	securing	biodiversity	net	gain	in	new	development	could	only	
be	achieved	through	offsite	provision,	this	might	include	opportunities	on	farm	
land	in	Mid	Devon.	This	will	need	to	be	investigated	further	as	Plan	Mid	Devon	
is	prepared,	and	through	engagement	with	farmers	and	the	development	
industry.	The	Food,	Farming	and	Countryside	Commission	(FFCC)	has	recently	
funded	work	to	establish	a	Devon	land	use	framework	that	will	consist	a	set	of	
agreed	principles,	processes	and	practices	that	can	be	used	by	organisations	to	
guide	decision-making	on	land	use	in	Devon.	While	this	will	not	be	a	statutory	
development	plan	it	may	be	used	to	help	inform	the	preparation	of	Plan	Mid	
Devon.

13.16	 Mid	Devon	has	experienced	many	proposals	coming	forward	for	
commercial	uses	at	properties	or	on	smallholdings	where	no	meaningful	
farming	activity	takes	place,		which	is	not	seen	as	farm	diversification	but	the	
industrialisation	of	the	countryside	and	which	can	bring	with	it	pressures	from	
increased	vehicular	movements,	pollution	and	impact	on	the	rural	character	
and	setting	of	parts	of	the	district.	The	changing	nature	of	farming	has	also	
led	to	the	need	for	larger	and	taller	farm	buildings,	which	often	cannot	be	
accommodated	in	the	existing	farmstead,	leading	to	industrial	sized	structures	
in	the	countryside,	while	traditional	farm	buildings	remain	redundant.	The	
district	is	currently	experiencing	many	planning	applications	for	holiday	chalets,	
holiday	lodges	and	glamping	facilities,	in	locations	which	include	open	fields	
and	are	unrelated	to	existing	settlements	or	farmstead.	This	may	be	a	result	
of	a	bubble	in	domestic	tourism	market	through	the	pandemic,	however,	
it	may	not	be	economically	sustainable	in	the	longer	term	and	could	risk	
changing	the	character	of	the	countryside.	Mid	Devon	has	also	experienced	
a	growing	bio-energy	industry	and	currently	has	6	anaerobic	digester	plants,	
where	the	break-down	of	organic	waste	is	used	to	generate	biogas	to	produce	
heat	and	electricity.	While	energy	recovery	from	waste	can	be	a	sustainable	
option,	where	that	waste	would	otherwise	go	to	landfill	(and	create	landfill	
methane	emissions),	the	practice	has	raised	some	concerns	about	impact	on	
residential	amenity	through	increased	vehicular	traffic	(through	bringing	in	
waste,	potentially	from	a	wide	catchment),	the	storage	of	materials,	noise	and	
disturbance,	odour;	and,	landscape	and	visual	impact,	highways	and	access,	
drainage,	ecology,	pollution	and	contamination,	archaeology,	appearance	and	
character.

8787
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Question 50
What types of non-farming activity do you think 
should NOT be supported in the countryside and why? 

Question 49
What types of non-farming activity do you think 
should be supported in the countryside and why?

Question 51
How should the Council provide more support for the 
growth and prosperity of the rural economy?

13.17	 The	current	Local	Plan	includes	policies	to	support	rural	
employment	development	in	the	countryside	provided	the	
development	is	of	an	appropriate	use	and	scale	for	its	location,	and	
would	not	lead	to	an	unacceptable	impact	on	the	local	road	network	
and	to	the	character	and	appearance	of	the	countryside.	The	plan	
also	includes	policies	specifically	in	relation	to	levels	of	vehicular	
movement	and	pollution	from	traffic	and	other	forms	of	pollution	
where	development	risks	negatively	impacting	on	the	quality	of	the	
environment.

13.18	 Plan	Mid	Devon	provides	an	opportunity	to	look	at	what	
types	of	employment	development	may	be	acceptable	in	a	rural	
location.	While	the	new	Local	Plan	must	be	consistent	with	national	
planning	policy	it	should	seek	to	avoid	an	industrialisation	of	the	
countryside.	Consideration	should	be	given	to	the	cumulative	impacts	
of	employment	development	on	the	rural	character	of	the	district,	
and	for	the	need	to	work	closely	with	neighbouring	local	authorities	
to	understand	the	pressures	from	such	activities	across	the	wider	area	
and	how	to	plan	for	these	in	a	coordinated	and	effective	manner	to	
support	rural	prosperity	but	protect	the	natural	environment.	Proposals	
for	commercial	development	in	the	countryside	can	also	be	subject	to	
Environmental	Impact	Assessments	(EIA)	to	assess	their	effect	on	the	
environment.

13.19	 Diversification	of	the	rural	economy	may	hampered	by	poor	
digital	connectivity	and	there	may	be	a	need	for	greater	investment	in	
digital	infrastructure	to	help	unlock	rural	economic	growth,	and	maintain	
sustainable	communities	and	improve	social	inclusion.	Where	Plan	
Mid	Devon	may	provide	for	some	growth	at	villages	this	could	provide	
opportunities	to	help	achieve	improvements	to	digital	infrastructure	
than	benefit	rural	communities.	The	Council	will	work	with	providers	of	
digital	infrastructure	to	help	coordinate	investment	in	locations	where	
development	is	planned.

Scan	our	QR	code
to	access	our
online	survey
or	visit
middevon.gov.uk

If	you	require	a	printed	version	of	
our	questions	please	call
01884 255255	or	email	us	at
planmiddevon@middevon.gov.uk
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Neighbourhood Planning in rural areas

13.20	 At	the	time	of	writing,	the	only	Neighbourhood	Plan	currently	being	
prepared	outside	the	three	main	towns	is	for	Silverton	Parish,	although	
interest	has	been	expressed	by	several	other	parish	councils.

13.21	 The	Silverton	Neighbourhood	Plan	is	expected	to	reach	its	
Regulation	14	stage	in	the	near	future,	and	includes	policies	on	protecting	
and	enhancing	natural	and	historic	environment,	community	and	
recreational	spaces	and	housing.	The	neighbourhood	plan	also	calls	for	
protecting	local	green	spaces	and	public	rights	of	way,	high	quality	design	
of	development	and	minimising	flood	risk.	The	Plan	also	points	out	issues	
such	as	lack	of	community	spaces,	lack	of	employment	opportunities	in	the	
village,	pressure	of	development	and	consequentially	traffic	because	of	its	
proximity	to	Cullompton,	Tiverton	and	Exeter.

School	Road,	Silverton




