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22/2354/MFUL  

  Committee Date: 23.09.2025 
 

Cranbrook 
(Cranbrook) 
 

22/2306/MRES & 
22/2354/MFUL 
 

Target Date:   
16.02.2023 (22/2306/MRES) 
10.02.2023 (22/2354/MFUL) 

Applicant: 22/2306/MRES – East Devon Community Partners. 
22/2354/MFUL – Persimmon Homes South West.  
 

Location: Parcels Tc5a, Tc6 & Tc7a, Tillhouse Road, Cranbrook.   
 

Proposal: 22/2306/MRES - Application seeking approval of the 
reserved matters (access, appearance, landscaping, layout 
and scale) for the construction of 31 dwellings including 
affordable housing, parking, roads, footpaths, landscaping, 
open space, associated site infrastructure, and all other 
associated works (including ground modelling and 
utilities). This is a subsequent application in respect of 
outline permission 03/P1900 which was accompanied by an 
Environmental Statement and seeks the discharge of the 
relevant conditions of the outline permission (11, 22, 23, 28, 
36 and 37). 
 
 
22/2354/MFUL - Development of residential dwellings and 
associated car parking, roads, access, landscaping, 
infrastructure and engineering works (including ground 
modelling and utilities).  
 

  
 
RECOMMENDATIONS:  
 

1) ADOPT the Appropriate Assessment (as set out in Appendix 1).  
2) APPROVE application 22/2306/MRES subject to a S106 legal agreement relating 

to affordable housing, and subject to conditions (final wording delegated to the 
Development Manager). 

3) APPROVE application 22/2354/MFUL subject to a S106 Legal Agreement and 
conditions (final wording delegated to the Development Manager). 

 
 
 

EXECUTIVE SUMMARY  
 
This application is before members as the recommendation to approve would be a 
departure from Adopted Policies in relation to planning obligations.  
 
This report considers two applications which, if approved, would form a single area of 
residential development, totalling 92 residential units. Of those, 31 would be within 
application 22/2306/MRES, with the remaining 61 within application 22/2354/MFUL. Seven 
affordable units would be provided within the development. 
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The site to which these applications relate is located predominately on the northern side 
of Tillhouse Road, adjacent to the Cranbrook Education Campus. Additionally, a small 
part of the application site is located on the opposite side of Tillhouse Road, adjacent to 
the junction between Tillhouse Road and Crannaford Lane. Currently undeveloped, the 
site lies wholly within the Cranbrook Built-up Area Boundary, as defined by the Cranbrook 
Plan, and is not impacted by any landscape designations. 
 
Among the material considerations relevant to this application is the signed 
Memorandum of Understanding (MOU) dated 11 May 2022, which set out that the East 
Devon New Community Partners (EDNCp) shall be free to develop parcels TC3, TC5a, 
TC5b, TC6, TC7a, TC7b and TC8b for residential development (Areas TC5a, TC5b, TC6 
and TC7a form the application site for the proposal to which this report relates). The MOU 
set out payments which are due for additional housing in the Town Centre, and also the 
principles of development in that area.  
 
The application sites are considered to be in a sustainable location. The design and layout 
of the proposed development is supported in principle. It would be higher density than 
much of Cranbrook, which is supported by Officers and policy.  
 
The applications have been assessed in terms of all the key considerations, and have 
been deemed to be acceptable overall, subject to the imposition of relevant conditions if 
the applications are approved.  
 
However, there would be some areas where the proposals are contrary to policy, such as 
with regard to adaptable ground floor space, parking provision and garage size. Whilst 
these conflicts weigh against the proposal in the planning balance, there are elements of 
the proposal which weigh in favour of the proposals; in particular, the provision of 
affordable housing, and making the development of public facilities in the Town Centre 
easier to achieve, through financial contributions. Those facilities may include Town 
Council Offices, Children's Centre, Youth Centre and a Library.  
 
The reserved matters application (22/2306/MRES) also seeks to discharge some 
conditions from the initial outline approval for Cranbrook (03/P1900). It is considered that 
sufficient details have been provided to discharge these.  
 
There is clearly a need to balance development which is not fully in accordance with the 
adopted Local Plan and Cranbrook Plan but still delivering an acceptable form of 
development, against the need for housing within the district and material considerations 
which are relevant in the determination of this application.   
 
In this instance, and having regard to all planning matters, given the need to bolster 
housing supply for the longer term, the sustainable location of the site, and the wider 
benefits for the existing and future residents of Cranbrook and surrounding villages as a 
result of unlocking the town centre for essential commercial, retail and community uses, 
Officers consider that the material considerations would, on balance, justify a 
recommendation for approval.  
 
Officers acknowledge that there are conflicts with adopted policies. However, these 
conflicts do not result in a development whereby the harm would significantly and 
demonstrably outweigh the benefits, and officers consider that the proposed 
development would overall align with the principles of sustainable development.  
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Therefore, it is recommended that the Appropriate Assessment is adopted, and that the 
applications are approved subject to a S106 Legal Agreement and conditions. 
 

 
CONSULTATIONS 
 
The following consultation replies with respect to application 22/2306/MRES have been 
received from Cranbrook Town Council and Ward Members: 
 

Clerk To Cranbrook Town Council 
15/11/22 - resolved to recommend refusal and object on the following grounds:  
 
a. The proposed parking is inadequate and will lead to conflict at school drop off and 
pick up. The town council seeks assurances from the planning authority that there is a 
redesign of the parking strategy for residential and visitor parking to make adequate 
provision and that it will take account of future plans to expand the Education Campus. 
b. The design of the estate road that runs east / west along the northern border will 
lead to conflicts between vehicles and those walking and cycling especially to and from 
school. 
c. The housing is inappropriate and will further contribute to an unbalanced community. 
d. Clarity is sought on the prevention of damage to green spaces and verges by 
unauthorised parking. This should be designed out as far as possible to prevent 
impacts on the street scene and visual amenity. 
e. Adoption needs to be clarified, particularly any public open space that might be 
adopted by the Town Council including ensuring that it is accessible over public land. 
f. The Council is concerned about the design of the parcel as to how the integrity of 
the gas main is protected. 
 
Clerk To Cranbrook Town Council 
14/07/25 - The Town Council raises no objection to the principle of the development 
but seeks consideration to the following points: 
 
a) The inclusion of Town Centre Controlled Parking Zone (CPZ) as part of the 
application or as a condition requiring implementation prior to occupation of the site. 
b) Clarity is sought on the prevention of damage to green spaces and verges by 
unauthorised parking. This should be designed out as far as possible to prevent 
impacts on the street scene and visual amenity. Areas of green space and landscaping 
separating parking areas need to be demised to residents; 
c) Adoption needs to be clarified, particularly any public open space that might be 
adopted by the Town Council including ensuring that it is accessible over public land; 
d) Clarity is sought on the responsibility proposed for the Town Council regarding 
management of drainage; 
e) Further consideration of waste collection specifically in respect of plots 52-54 and 
55-58 is needed. 
 
Cranbrook - Cllr Kevin Blakey 
29/11/22 -  
In principle I agree with development of this site. However, I object to some aspects of 
this application. 
 
There is Inadequate parking provision which will lead to conflict between residents and 
will result in overspill into town centre roads causing increasing congestion, particularly 
at start and finish times at the Education Campus. The situation is already difficult 
there, and inadequate provision will make it worse. Attempting to force people to walk 
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or cycle everywhere by reducing the number of parking spaces is doomed to fail and 
will result in more social unrest, poor parking is already the dominant subject of 
residents' complaints. 
 
The estate road design that runs east/west along the northern border will lead to 
conflicts between vehicles and those walking and cycling especially to and from 
Cranbrook Education Campus. The crossing point will be dangerous to use. 
 
 The size and types of dwellings proposed would add to the delivery of an unbalanced 
community in Cranbrook, there is already too high a proportion of smaller houses in 
the town and a mix with some larger dwellings is needed. 
 
How will the damage to green spaces and verges, by unauthorised parking, be dealt 
with? This issue has been raised many times throughout the delivery of Cranbrook. 
This should be designed out as far as possible to prevent the impact on street scene 
and visual amenity. Previously delivered areas in Cranbrook are already suffering from 
damage to verges, due to parking.  
 
Adoption needs to be clarified prior to approval - particularly any public open space 
that might be adopted by Cranbrook Town Council including ensuring that any areas 
to be maintained as public open space are accessible over public land. With the 
required improvement in parking provision, design changes should ensure that as 
much land as possible is conveyed to individual property owners rather than being left 
in isolated pockets to be adopted by the town council. 
 
The adoption of the drainage (including the attenuation tank in the public open space 
at the western front of the education campus) also needs to be clarified prior to 
approval. 
 
Cranbrook - Cllr Kim Bloxham 
28/11/22 - In principle I agree with development of this site. I do, however, have some 
concerns regarding this application. 
 
Inadequate parking which will lead to conflict at school drop off and pick up. 
 
The estate road design that runs east/west along the northern border will lead to 
conflicts between vehicles and those walking and cycling especially to and from 
Cranbrook Education Campus. 
 
A greater balance of house types would be appreciated as the types currently 
proposed continue to deliver an unbalanced community in Cranbrook. 
 
How will the damage to green spaces and verges, by unauthorised parking, be dealt 
with? This issue has been raised many times throughout the delivery of Cranbrook. 
This should be designed out as far as possible to prevent the impact on street scene 
and visual amenity. Previously delivered areas in Cranbrook are already suffering from 
damage to verges, due to parking. 
 
How will the integrity of the gas main be protected? 
 
Adoption needs to be clarified prior to approval - particularly any public open space 
that might be adopted by Cranbrook Town Council including ensuring that any areas 
to be maintained as public open space are accessible over public land. 
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The adoption of the drainage (including the attenuation tank in the public open space 
in front of the education campus) also needs to be clarified prior to approval. 
 
Should this application be presented to the planning committee, I reserve my final 
opinion until all the information is available. 
 
Kim 
  
Cranbrook - Cllr Sam Hawkins 
28/11/22 - In principle I agree with development of this site. I do, however, have some 
concerns regarding this application and therefore wish to object at this time. 
 
Inadequate parking which will lead to conflict at school drop off and pick up. 
 
The estate road design that runs east/west along the northern border will lead to 
conflicts between vehicles and those walking and cycling especially to and from 
Cranbrook Education Campus. 
 
Whilst I agree with the goal to reduce reliance on private vehicles the design must 
reflect the reality of the current situation. Until public transport and other methods are 
able to facilitate a minimal car environment it is several stages too early to plan as 
though it has already happened.  
 
A greater balance of house types would be appreciated as the types currently 
proposed continue to deliver an unbalanced community in Cranbrook. 
 
How will the damage to green spaces and verges, by unauthorised parking, be dealt 
with? This issue has been raised many times throughout the delivery of Cranbrook. 
This should be designed out as far as possible to prevent the impact on street scene 
and visual amenity. Previously delivered areas in Cranbrook are already suffering from 
damage to verges, due to parking. 
 
How will the integrity of the gas main be protected? 
 
Adoption needs to be clarified prior to approval - particularly any public open space 
that might be adopted by Cranbrook Town Council including ensuring that any areas 
to be maintained as public open space are accessible over public land. 
 
The adoption of the drainage (including the attenuation tank in the public open space 
in front of the education campus) also needs to be clarified prior to approval. 

 
The following consultation replies with respect to application 22/2354/MFUL have been 
received from Cranbrook Town Council and Ward Members: 
 

Cranbrook Town Council 
07/12/22 - At meeting held on 5th December 2022 the Town Council Planning 
Committee resolved to recommend refusal and Object on the following grounds: 
 
a. The proposed parking is inadequate and will lead to conflict at school drop off and 
pick up. The town council seeks assurances from the planning authority that there is a 
redesign of the parking strategy for residential and visitor parking to make adequate 
provision and that it will take account of future plans to expand the Education Campus; 
b. Rear parking courts are not supported as they are generally unpopular and 
underused leading to on street parking; 
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c. The housing is inappropriate and will further contribute to an unbalanced community. 
Whilst greater density is expected in the town centre this does not mean that all of the 
properties need to be small. 
d. Clarity is sought on the prevention of damage to green spaces and verges by 
unauthorised parking. This should be designed out as far as possible to prevent 
impacts on the street scene and visual amenity. Areas of green space and landscaping 
separating parking areas need to be demised to residents; 
e. Adoption needs to be clarified, particularly any public open space that might be 
adopted by the Town Council including ensuring that it is accessible over public land; 
f. Adoption of drainage needs to be clarified particularly future responsibility for the 
drainage tank located in the public open space in front of the education campus. 
 
Cranbrook Town Council 
14/07/25 - The Town Council raises no objection to the principle of the development 
but seeks consideration to the following points: 
 
a) The inclusion of Town Centre Controlled Parking Zone (CPZ) as part of the 
application or as a condition requiring implementation prior to occupation of the site. 
b) Clarity is sought on the prevention of damage to green spaces and verges by 
unauthorised parking. This should be designed out as far as possible to prevent 
impacts on the street scene and visual amenity. Areas of green space and landscaping 
separating parking areas need to be demised to residents; 
c) Adoption needs to be clarified, particularly any public open space that might be 
adopted by the Town Council including ensuring that it is accessible over public land; 
d) Clarity is sought on the responsibility proposed for the Town Council regarding 
management of drainage; 
e) Further consideration of waste collection specifically in respect of plots 52-54 and 
55-58 is needed. 
 
Cranbrook - Cllr Kim Bloxham 
12/12/22 -  
I have read Cranbrook Town Council's concerns regarding the above application. 
Having looked at the application, I agree and I am raising the same 
comments/questions. 
 
- The proposed parking is inadequate and will lead to conflict at school drop off and 
pick up. What assurances are there that the there is a redesign of the parking strategy 
for residential and visitor parking to make adequate provision and that it will take 
account of future plans to expand the Education Campus? 
 
- Rear parking courts continue to raise concerns as they are generally unpopular and 
underused leading to on street parking; 
 
- The housing is inappropriate and will further contribute to an unbalanced community. 
Whilst greater density is expected in the town centre this does not mean that all of the 
properties need to be small. 
 
- Clarity is sought on the prevention of damage to green spaces and verges by 
unauthorised parking. This should be designed out as far as possible to prevent impact 
on the street scene and visual amenity. Areas of green space and landscaping 
separating parking areas need to be demised to residents; 
 
- Adoption needs to be clarified, particularly any public open space that might be 
adopted by the Town Council including ensuring that it is accessible over public land; 
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- Adoption of drainage needs to be clarified particularly future responsibility for the 
drainage tank located in the public open space in front of the education campus. 
 
These comments/questions are not unique to this application as the town council and 
ward members appear to be asking the same questions across the wider development. 
 
Should this application be presented to the planning committee, I reserve my final 
opinion until all the information is available. 
 
 Cranbrook - Cllr Sam Hawkins 
13/12/22 - I would like to object to the above application based in the following: 
 
I have read Cranbrook Town Council's concerns regarding the above application. 
Having looked at the application, I agree and I am raising the same 
comments/questions. 
- The proposed parking is inadequate and will lead to conflict at school drop off and 
pick up. What assurances are there that the there is a redesign of the parking strategy 
for residential and visitor parking to make adequate provision and that it will take 
account of future plans to expand the Education Campus? 
- Rear parking courts continue to raise concerns as they are generally unpopular and 
underused leading to on street parking; 
- The housing is inappropriate and will further contribute to an unbalanced community. 
Whilst greater density is expected in the town centre this does not mean that all of the 
properties need to be small. 
- Clarity is sought on the prevention of damage to green spaces and verges by 
unauthorised parking. This should be designed out as far as possible to prevent impact 
on the street scene and visual amenity. Areas of green space and landscaping 
separating parking areas need to be demised to residents; 
- Adoption needs to be clarified, particularly any public open space that might be 
adopted by the Town Council including ensuring that it is accessible over public land; 
- Adoption of drainage needs to be clarified particularly future responsibility for the 
drainage tank located in the public open space in front of the education campus. 

 
Other Consultations 
 
Responses from other consultees in respect of both applications are summarised in the table 
below, and are shown in full in Appendix 2 (for application 22/2306/MRES) and Appendix 3 
(for application 22/2354/MFUL) at the end of this report: 
 

Consultee 22/2306/MRES comments 22/2354/MFUL comments 
Contaminated Land Officer No objection, but 

recommend a condition 
requiring works to stop for a 
remedial plan to be agreed if 
any contamination is found. 

No concerns relating to 
contaminated land are 
anticipated.  

County Education No comments received.  No objections, subject to the 
provision of suitable financial 
contributions toward 
education provision.  
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County Highway Authority No objections subject to a 
condition to secure works to 
the MLR, in addition to 
conditions relating to estate 
roads, cycleways, and paths 
details, the construction of 
parking and turning spaces 
prior to occupation, tandem 
parking space width, cycle 
storage, and retaining 
garages for parking. 

No objections, but it is noted 
that single or pairs of 
unallocated parking spaces 
may not be acceptable for 
adoption. Also, subject to 
conditions relating to estate 
roads, cycleways, and paths 
details, the construction of 
parking and turning spaces 
prior to occupation, tandem 
parking space width, cycle 
storage, and retaining 
garages for parking. 

County Flood Risk Team Concerns raised about some 
elements of the proposal 
with regard to drainage. 
However, the County Flood 
Risk Team has confirmed 
that conditions would be 
appropriate to address those 
matters and ensure that the 
relevant details are provided 
and assessed prior to 
development. 

Concerns raised about some 
elements of the proposal 
with regard to drainage. 
However, the County Flood 
Risk Team has confirmed 
that conditions would be 
appropriate to address those 
matters and ensure that the 
relevant details are provided 
and assessed prior to 
development.  

County Waste Management No comments received. Major applications need to 
be accompanied by a Waste 
Audit Statement. As one has 
not been supplied, a 
condition to seek one is 
recommended if the 
application is approved.  

Devon and Somerset Fire 
Service 

The proposals satisfy the 
necessary safety criteria. 

The proposals satisfy the 
necessary safety criteria. 

Health and Safety Executive Works to improve the gas 
pipeline near the site have 
resulted in a blast zone being 
reduced in size. 
Consequently, the HSE’s 
Land Use Planning advice 
team does not advise, on 
safety grounds, against the 
granting of planning 
permission. 

Works to improve the gas 
pipeline near the site have 
resulted in a blast zone being 
reduced in size. 
Consequently, the HSE’s 
Land Use Planning advice 
team does not advise, on 
safety grounds, against the 
granting of planning 
permission. 

Housing Strategy/Enabling Support the proposed 
affordable housing provision. 

Support the proposed 
affordable housing provision. 

Police Crime Prevention 
Officer. 

No specific objection, but 
recommendations made for 
how the proposal could be 
included. The comments 
were based on the original 
plans, and some of them 

No specific objection, but 
recommendations made for 
how the proposal could be 
included. The comments 
were based on the original 
plans, and some of them 



 

22/2354/MFUL  

were incorporated into the 
updated proposal.  

were incorporated into the 
updated proposal. 

EDDC Ecologist Initial comments stated that 
Some further details are 
required in order to 
discharge conditions 6,17 
and 22. Sufficient details 
have been provided to 
discharge condition 21. 
 
More recent comments 
confirm that the proposal will 
not be compliant with 
Cranbrook Plan Policy 
CB26, as the site does not 
deliver 10% BNG gain. 
However, it is acknowledged 
that it is not possible to 
request more due to the 
requirements of the MOU. 
Therefore, a condition is 
recommended requiring a 
LEMP, CEMP and other 
related matters.  
 

No objections, but some 
additional ecological 
recommendations in addition 
to those detailed in the 
submitted Ecology report are 
recommended.  
 
More recent comments 
confirm that the proposal will 
not be compliant with 
Cranbrook Plan Policy 
CB26, as the site does not 
deliver 10% BNG gain. 
However, it is acknowledged 
that it is not possible to 
request more due to the 
requirements of the MOU. 
Therefore, a condition is 
recommended requiring a 
LEMP, CEMP and other 
related matters.  
 

EDDC Landscape Architect Some concerns about the 
proposed landscaping and 
boundary treatment.  

Some concerns about the 
proposed landscaping and 
boundary treatment. 

EDDC Trees No comments received. Following an objection to the 
initial proposals, the 
amended proposals are 
considered acceptable, 
subject to a tree protection 
condition should the 
application be approved.  

Environment Agency After initially objecting to the 
proposal on the grounds of 
some properties being at risk 
of flooding, the applicants 
provided updated details. 
The Environment Agency 
subsequently confirmed that 
the amended details 
demonstrated that the 
development would not pose 
a flood risk, and removed its 
objection.  

After initially objecting to the 
proposal on the grounds of 
some properties being at risk 
of flooding, the applicants 
provided updated details. 
The Environment Agency 
subsequently confirmed that 
the amended details 
demonstrated that the 
development would not pose 
a flood risk, and removed its 
objection.  

Environmental Health The CEMP required for 
condition 6 can be 
discharged.  

No objections or concerns.  

National Grid No objections.  No objections.  
National Highways No comments received. No objections to the 

proposed additional housing.  
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Natural England No objection due to the 
mitigation which is proposed. 

No objection due to the 
mitigation which is proposed. 

Network Rail No comments received. Objection raised due to the 
potential for increased use 
of Crannaford level 
crossing.  

South West Water No objection to the 
discharge of conditions 6, 
11 and 14.  

No comments received. 

Urban Designer No objection in principle, but 
some improvements 
recommended.  

No objection in principle, but 
some improvements 
recommended. 

Wales and West Utilities No comments received. There is a high-pressure 
gas pipeline close to the 
site.  

 
THIRD-PARTY CONSULTATION  
 
Across the two applications, a total of 14 objections have been received. These are 
summarised below: 
 
• The proposal will exacerbate parking problems around the Education Campus during drop 

off/pick up times.  
• The proposal will increase danger for children walking to the Education Campus. 
• The proposal will be detrimental to highway safety. 
• Inadequate parking provision.  
• Potential conflict between vehicles, pedestrians and cyclists.   
 
POLICIES 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that any 
application for planning permission must be determined in accordance with the Development 
Plan unless material considerations indicate otherwise.   
 
The Government has issued the National Planning Policy Framework (NPPF) (updated 
February 2025) which sets out the Government’s planning policies for England and how these 
should be applied and is a material consideration in the determination of this application. 
 
The Cranbrook Plan Development Plan Document was adopted in October 2022 and for sites 
within the Cranbrook Plan Area, supersedes a number of Local Plan Policies in part and/or in 
full. Strategy 12 of the East Devon Local Plan 2013-2031 has been superseded in full and is 
no longer relevant to development at Cranbrook.  
 
Cranbrook Plan DPD   
 
CB1 (Cranbrook Health and Wellbeing) 
CB6 (Cranbrook Infrastructure Delivery) 
CB8 (Cranbrook and Broadclyst Station Built Up Area Boundaries) 
CB10 (Cranbrook Affordable Housing) 
CB12 (Delivering Zero Carbon) 
CB14 (Delivery of Suitable Alternative Natural Green Space) 
CB16 (Amenity of Future Occupiers) 
CB19 (Plug-In and ultra-low Emission vehicle charging) 
CB20 (Parking at Cranbrook) 
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CB22 (Residential Development in the Town Centre and Neighbourhood Centres) 
CB26 (Landscape, Biodiversity and Drainage) 
 
Adopted East Devon Local Plan 2013-2031 Policies 
 
Strategy 1 (Spatial Strategy for Development in East Devon)  
Strategy 3 (Sustainable Development)  
Strategy 37 (Community Safety) 
Strategy 43 (Open Space Standards) 
Strategy 47 (Nature Conservation and Geology)  
Strategy 48 (Local Distinctiveness in the Built Environment)  
Strategy 49 (The Historic Environment) 
Strategy 50 (Infrastructure Delivery)  
D1 (Design and Local Distinctiveness)  
D2 (Landscape Requirements) 
D3 (Trees and Development Sites)  
EN5 (Wildlife Habitats and Features)  
EN7 (Proposals Affecting Sites which may potentially be of Archaeological Importance)  
EN14 (Control of Pollution)  
EN16 (Contaminated Land)  
EN22 (Surface Run-Off Implications of New Development)  
TC2 (Accessibility of New Development)  
TC4 (Footpaths, Bridleways and Cycleways)  
TC7 (Adequacy of Road Network and Site Access)  
 
Draft East Devon Local Plan 2020-2042 Policies 
 
Strategic Policy SP01 (Spatial strategy) 
Strategic Policy DS01 (Design and local distinctiveness) 
Strategic Policy PB01 (Protection of internationally and nationally important wildlife sites) 
Strategic Policy TR01 (Prioritising walking, wheeling, cycling, and public transport) 
Strategic Policy AR01 (Flooding) 
Strategic Policy CC02 (Moving toward net-zero carbon development) 
Strategic Policy SP07 (Delivery of infrastructure) 
Policy OL07 (Contaminated land)  
Policy OL09 (Control of pollution) 
Policy OS02 (Sport, recreation and open space provision in association with development) 
Policy PB07 (Ecological enhancement and biodiversity in the built environment) 
Policy PB08 (Tree, hedges and woodland on development sites) 
Policy HE04 (Archaeology and Scheduled Monuments) 
 
Government Planning Documents 
 
National Planning Policy Framework 2024 (as amended) 
National Planning Practice Guidance 
 
 
OFFICER REPORT  
 
SITE LOCATION  
 
The site to which these applications relate is located predominately on the northern side of 
Tillhouse Road, adjacent to the Cranbrook Education Campus. Additionally, a small part of 
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the application site is located on the opposite side of Tillhouse Road, adjacent to the junction 
between Tillhouse Road and Crannaford Lane.  
 
The applications combine to make one area of development, as demonstrated in the submitted 
plan below (note that the area outlined in yellow indicates development which has been 
resolved to grant consent but, at the time of writing this report, has not been developed):  
 

 
 
 
Currently, the site us undeveloped, except for two access routes across it to the Education 
Campus. There is a bank of trees adjoining the eastern edge of the northern part of the site, 
and a hedgerow running adjacent to the minor watercourse which runs along the northern 
edge of the site. There is also some woodland/scrubland at the western end of the site. Other 
than the Education Campus, the only existing area of development in the immediate vicinity 
of the site is that to the south-west of the site, which is a residential parcel known as Stone 
Barton.  
 
The site lies wholly within the Cranbrook Built-up Area Boundary, as defined by the Cranbrook 
Plan, and is not impacted by any landscape designations. It is located to the north of the 
central part of the town centre where the shops, supermarket and nursery are situated. 
 
The application site is not located within a Conservation Area and there are no Listed Buildings 
on or adjacent to the site. There are some trees protected by a Tree Preservation Order (TPO) 
close to the site; these are in the form of two groups (one on the eastern edge of the site, and 
other on its northern boundary), and three individual TPO’s at the western edge of the site.  
 
PLANNING HISTORY 
 
The site has the following relevant planning history:  
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• 03/P1900 | A new community comprising up to 2,900 residential dwellings; a town 

centre and a local centre including retail, residential and employment; assembly and 
leisure uses; non-residential institutions (including two primary schools and one 
secondary school); sports and recreation facilities; a country park; a railway station; 
landscaping; engineering works; associated infrastructure; and car parking for all uses 
| APPROVAL (29 October 2010) 

 
The following applications are relevant to this application:  

 
• 23/0554/MFUL | Full planning permission for residential development and associated 

roads, access, landscaping, infrastructure and engineering works (including ground 
modelling and utilities) | Parcels TC3 And TC8b Land Off Court Royal And Badger Way 
Cranbrook | PENDING CONSIDERATION  
 

• 23/0511/MFUL | Full planning permission for residential development and associated 
roads, access, landscaping, infrastructure and engineering works (including ground 
modelling and utilities) | Parcel TC7B Land To The South Of Tillhouse Road Cranbrook 
| PENDING CONSIDERATION (with a resolution to approve in place). 
 

 
BACKGROUND TO CRANBROOK’S TOWN CENTRE  
 
The original application for Cranbrook (ref. 03/P1900) was granted in October 2010 for the 
new community of Cranbrook comprising up to 2,900 residential dwellings and including a 
town centre. The location of the town centre was identified within the Development Framework 
Plan and the Section 106 Legal Agreement (known as the S106 agreement) defined the Town 
Centre and required the Town Centre Land to be identified and marketed. The S106 
agreement also required the construction of 5 High Street Units as well as other community 
and Town Council facilities within the Town Centre.  
 
Application 13/1752/MFUL was approved in November 2014 for an additional 587 dwellings 
bringing the total number of dwellings to just under 3500 dwellings. This application resulted 
in an amendment to the Town Centre Land identified within the Development Framework Plan 
to reflect the updated town centre boundary, moving it to its currently identified position.  
 
Within the Town Centre, the Cranberry Farm pub opened in early summer 2017 and in late 
summer 2022, construction started on the Morrisons Supermarket, Children's Nursery, Town 
Square and Phase 1 of the High Street retail/commercial units with residential apartments 
above. At present, five high street units are occupied and open with the other units in the 
process of being let and/or fitted out, 17 residential apartments are now occupied, and the 
Morrisons Supermarket opened in December 2024. An opening date for the nursery is not yet 
known, although the building is externally complete.    
 
The need to deliver the town centre of Cranbrook is of ever-increasing importance to ensure 
that existing and future residents have access to the facilities, services and jobs needed to 
support it as the town continues to grow. In late 2018/early 2019 discussions took place with 
the East Devon New Community partners (EDNCp), Cranbrook Town Council and Devon 
County Council on how to approach the delivery of the town centre, which led to the EDNCp 
making it known that they had interest from a developer to bring forward a scheme for a 
supermarket, shops and nursery. These discussions progressed but alongside, concerns were 
raised by the EDNCp around viability and their wish to retain town centre parcels for housing 
delivery. This led to protracted debate and negotiation which was reported to several council 
meetings, as detailed in the following paragraphs.  
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Strategic Planning Committee - 22nd October 2020  
 
At the Strategic Planning Committee meeting of 22nd October 2020, Members considered two 
options for the delivery of Cranbrook Town Centre. The first was to agree in principle to 
proposals brought forward by the East Devon New Community Partners (EDNCp) by signing 
a Memorandum of Understanding (MOU) to give the EDNCp comfort to invest in bringing their 
proposals through the formal planning process. The alternative was to move forward with the 
production of a Supplementary Planning Document (SPD) detailing proposals for the town 
centre based on the requirements of the Local Plan and the then emerging Cranbrook Plan. 
The committee resolved that the proposals had been considered and that the council was not 
minded to enter into a MOU based on the terms tabled at that time but were open to further 
negotiation. This further negotiation duly took place between October and the subsequent 
Strategic Planning Committee on 15th December.  
 
Strategic Planning Committee - 15th December 2020  
 
At this meeting, Members considered an updated offer for town centre development from the 
EDNCp alongside a draft of a Supplementary Planning Document. Members sought to defer 
a decision for further negotiations to take place and for these to be reported to Cabinet. 
 
Cabinet - 6 January 2021  
 
On 6 January 2021, a report to Cabinet provided an update on progress with negotiations with 
the EDNCp over the delivery of Cranbrook Town Centre. Cabinet agreed the updated offer 
from the EDNCp and agreed in principle to the MOU. At that time, the fundamental principles 
to be set out in the MOU were as follows: 
 
• The EDNCp able to bring forward housing on a number of identified parcels in the town 

centre, with nil affordable housing on housing numbers over and above the existing 
outline planning permission. The additional housing to pay a reduced S106 
contribution of £5,370 per dwelling. 

• District heating connections to all residential properties provided a connection charge 
of not in excess of £5,000/dwelling. 

• Offer to transfer all existing S106 town centre land obligations upon the MoU being 
signed (earlier than some of the current S106 triggers).  

• Agreeing a financial contribution to be paid toward the construction of the Town Council 
Offices, Children's Centre, Youth Centre and Library in lieu of direct provision by the 
EDNCp. 

• Give EDDC the option to purchase one or more of parcels TC3, TC4d & TC4e at a 
market residential value. 

 
Cabinet - 5 January 2022  
 
A report to Cabinet on 5 January 2022 set out that negotiations have been under way in 
respect of the precise wording of the MOU and that the EDNCp have been working toward the 
submission of applications for planning permission for residential development on parcels 
TC3, TC4d&e, TC5a&b, TC6, TC7a&b and TC8b totalling circa 341 dwellings. 
 
Signing of MOU 
 
On 11 May 2022, the MOU was signed between East Devon District Council, Devon County 
Council, Cranbrook Town Council, HDD Cranbrook Limited, Persimmon Homes, Hallam Land 
Management and Taylor Wimpey and set out that the EDNCp shall be free to develop parcels 
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TC3, TC5a, TC5b, TC6, TC7a, TC7b and TC8b (Areas TC5a, TC5b, TC6 and TC7a form the 
application site for the proposal to which this report relates) for residential development and 
the following additional contributions shall be paid in respect of the Additional Residential 
Dwellings to be constructed: 
 
• £2,551 per Additional Residential Dwelling towards Habitat Mitigation  
• £1,742 per Additional Residential Dwelling towards the provision of additional primary 

school places 
• £1,045 per Additional Residential Dwelling towards sustainable travel 
• £72 per Additional Residential Dwelling towards car sharing schemes and e-bikes. 
 
The MOU also set out, under Paragraph 11.1, that “no further obligations or requirements are 
envisaged under s106 or otherwise in addition to those obligations and requirement set out in 
this Memorandum”. This means that the LPA shall not seek to secure any additional 
contributions or obligations as part of the Town Centre Residential Applications. It is also noted 
that the MOU was stated not to fetter the discretion of the Local Planning Authority in 
considering any planning application for the development of the town centre land.  
 
The MOU also includes agreement to a Statement of Design Principles for the Town Centre 
setting out the principles for each parcel, density requirements and design appearances. This 
document was intended to discharge the existing S106 obligation for a design code for the 
town centre. 
 
The tables below compare the relevant land/building and financial S106 obligations at the time 
the MOU was signed with the provisions agreed in principle in the MOU, or in the case of the 
DCC facilities, as subsequently legally secured through a deed of variation to the S106 
agreement.  
 
In addition to the details as set out in the table overleaf, it is important to note in making 
provision for the offer to transfer the whole of parcel TC2, the MOU would also result in 0.64ha 
more land in the town centre to be transferred than the current S106 obligations provide for. 
In making the offer to transfer TC2, it brings forward the transfer of land for the town council 
offices/facility. At present the Town Council facilities are a requirement for a building to be 
constructed and transferred. However, this is only due for delivery and transfer prior to the 
occupation of 3450 homes. To-date 3,420 dwellings have been built or received reserved 
matters approval. There is one application which is the subject of this report (22/2306/MRES) 
(part of TC5a&b), which would take the number of dwellings to 3,451. However, there is also 
a live S73 application (ref. 25/0087/VAR) to reduce the number of dwellings from a previous 
reserved matters approval. If both of these live applications are approved without a variation 
to the original S106 agreement, then only 3,447 dwellings may be built, below the trigger for 
the delivery of the Town Council facilities. 
 
 
Summary table of MOU against S106 obligations in place at the time the 
MOU was finalised 
Use/Item Area of 

land 
required 
(ha) 

Delivery of 
building 

Final 
trigger 

Requirement 
comprises 

Included in MOU 

Class A uses 
(now included 
in Class E) 

5 High 
street units 

500 sq. m  2000 
homes 

Land and 
building 

To be built by HDD on 
TC4a  

Youth 
facilities 

0.2 480 sq. m 3450 
homes 

Land and 
building 

NOTE: This text is a 
summary of the land and 
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Library 0.1 450 sq. m 3450 
homes 

Land and 
building 

financial obligations in the 
DCC Deed of Variation 
(DOV) from December 
2023 rather than what had 
been included in the MOU.  
 
TC4b (0.4ha) to be offered 
for transfer to DCC for £1 
within 14 days of the DOV 
being completed.  
 
£3m financial contribution 
for Youth, Library & 
Children’s Centre or other 
social and community 
facilities:  
• £742k (index linked 

from Q4 2023) to be 
paid within 14 days of 
the completion of the 
DCC DOV 

• £1.548m (index linked 
from Q4 2023) 14 
days after the 
commencement of 
development of an 
Additional Planning 
Permission (being a 
permission or 
permissions which 
results in planning 
permission for more 
than 200 additional 
dwellings on the land*) 
or prior to the 
occupation of the 
3450th dwelling, 
whichever is the 
earlier.  

• The balance of £3m, 
less the two payments 
already paid shall be 
payable upon the 
commencement of the 
first Additional 
Planning Permission  

 
*Note – The current live 
full planning applications 
that would fall within the 
definition of Additional 
Planning Permission total 
232 dwellings.  

Children’s 
Centre 

0.1 250 sq. m 
(£432,000 
Index 
linked) 

2500 
homes  

Land and 
building 
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Police and 
ambulance 

0.25 Police 
+ 
Parking for 
2x 
Ambulances 

 2500 
homes 

Serviced land TC2 to be offered for 
transfer to the council for 
£1 within 7 days of the 
completion of the MOU.  
 
TC4c to be offered for 
transfer for £1 upon the 
first outline or full planning 
permission for dwellings 
on any of Tc3, Tc5a&b, 
TC6, TC7a&b and TC8b 
becoming challenge free.  
 
Pay Cranbrook Town 
Council the following sums 
towards the cost of 
construction of the Town 
Council Facility:  
• £250,000 upon the 

transfer of parcel TC2 
• £342,500 within 18 

months following the 
grant of the first outline 
or full planning 
permission for 
dwellings on any of 
Tc3, Tc5a&b, TC6, 
TC7a&b and TC8b 
becoming challenge 
free. 

 
Parcels TC2, TC4b and 
TC4c to be transferred 
allowing EDDC, DCC 
and/or CTC (as 
appropriate) to be free to 
use the land as it sees fit 
(provided no bad 
neighbourly uses) 
 
Note – Cranbrook Town 
Council have been in 
discussions with the 
EDNCp and have agreed 
that the definition of the 
Town Council Facilities 
will be amended to delete 
the reference to the 
building having a size of 
237sq.m., making the 
financial contribution in 
one payment and the total 
of £592,500 being index 
linked from May 2022.  

Health and 
well being 

0.7 
 

 2500 
homes 

Serviced land 

Town Council 
Facility 

0.05 237 sq. m 3450 
homes 

Land and 
building 
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Public 
Conveniences 

N/A Only if not 
within a 
commercial 
building 

2000 
homes 

Land and 
building or 
commuted 
sum of £200k 
(if not within 
a commercial 
building) 

To be provided within a 
public building.  
 
No commuted sum or 
capital contribution for 
construction.  

 
 
S106 obligations for additional housing on TC3, TC5a&b, TC6, TC7a&b, 
TC8b set out in MOU 
Item  EDDC/DCC request (per 

dwelling unless stated) 
during MOU negotiation 

Finalised in MOU  

Hab Regs Mitigation  Payment of £499 per dwelling 
for non-infrastructure 
mitigation 
 
Payment of £2,052 per 
dwelling for costs associated 
with delivery and maintenance 
of SANGS, including 
estimated land purchase 
costs.  
 
Total per dwelling: £2,551 

No direct SANG provision  
 
Financial contribution of £2,551 per 
dwelling   

Formal play  £107,366 in total  Nil – monies used to increase 
contribution toward Town Council 
Office delivery 

Allotments £50,930 in total  
Bowling Green 
Provision (off-site)  

£3,441 in total  

Primary Education  £3,449  £1,742 per dwelling for Primary 
Education  
 
£1,045 per dwelling for Sustainable 
Travel 
 
£72 per dwelling for shared cars & e-
bikes 
  

Sustainable Transport £2,219  
Shared Cars & E Bikes  £71.94  

Affordable Housing  15% based on Cranbrook 
Plan  

Nil  

Formal Open Space  £423 Nil 
Amenity Open Space  £122.30 (note officers 

indicated that could likely nil 
rate due to existing provision) 

Nil 

Natural/semi natural 
open space  

£333.30 (note officers 
indicated that could likely nil 
rate due to existing provision) 

Nil 

Sports pitches  £841.32 Nil 
Leisure Centre £942.45 Nil 
Cricket (off-site) £74.33 Nil 
Health & Wellbeing Hub £2102.97 Nil 
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Off-site walking & 
cycling infrastructure  

£606.71 Nil 

AGP contribution (off-
site in Broadclyst)  

£67.14 Nil 

 
 
Following the signing of the MOU three planning applications were submitted for the 
supermarket, shops with homes above, town square and nursery. In addition, the offer to 
transfer TC2 to the council was made, and the council also exercised its option to purchase 
land parcels TC4d&e, which was completed in November 2022.  
 
The signing of the MOU also led to the EDNCp working up its proposals for the residential 
parcels. The three residential applications that are pending consideration, as detailed under 
the planning history section of this report, are those that cover the other town centre parcels 
intended for retention by the EDNCp.  
 
The ‘Town Centre (DCC) Provisions’ S106 deed of variation  
 
As detailed in the preceding table, in December 2023 Devon County Council entered into a 
deed of variation to the principal S106 agreement with the EDNCp. The variation dealt with 
the County Council specific MOU provisions for the children’s centre, library and youth 
provision, seeking to see them addressed in advance of the ‘additional residential 
developments’ in the town centre being consented. The Deed of Variation (DOV) secured the 
offer for land transfer and commuted some of the previous obligations for facility delivery into 
a financial payment. This was considered beneficial by the county council; however, this is 
only the case should the triggers be reached for the majority of the financial payments, which 
are linked to permission for additional town centre housing being granted. Essentially, the 
DOV was completed on the basis that the MOU would be honoured.  
 
Plan of the Town Centre Parcels (note, there have been some minor changes to the 
boundaries between TC1 and TC2 and TC4b and TC4c since this plan was produced) 
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The Cranbrook Plan Development Plan Document (The Cranbrook Plan) was adopted in 
October 2022 and includes policies for the town centre of Cranbrook and indicates where 
applications/changes to what is already permitted or existing may be positively encouraged 
and supported to assist delivery of a healthy and sustainable new town. Policy CB21 
specifically addresses the development of the town centre and sets out a holistic vision for it:  
 

"An enterprising, vibrant, innovative, exciting, and sustainable town centre that 
develops a strong economic and cultural identity that comes from, brings together and 
supports the community of Cranbrook.".  

 
On 29 October 2024, EDDC's Strategic Planning Committee endorsed the Cranbrook Town 
Centre Masterplan as an evidence document for use by project teams looking to develop 
facilities on the town centre land and by the local planning authority as a material consideration 
of planning applications. The Masterplan sets out that housing in the town centre will increase 
activity and surveillance and support the creation of a vibrant, busy place. It follows the MOU 
by recognising that parcels TC3, TC5a&b, TC6, TC7a&b and TC8b will be purely residential 
in nature. The Masterplan identifies land on TC4e for a health and wellbeing hub to be 
constructed in a campus together with a leisure centre; this is a land parcel owned by the 
council already (purchased in 2022 following the signing of the MOU). The decision to site the 
health and wellbeing hub on TC4e was capable of being made as the MOU states that the 
transfer of TC2 as a whole, together with TC4b and c will represent the honouring of the 
EDNCp obligations for town centre facilities and the local authority is free to use the parcels 
as they see fit. The current S106 does not include such provisions and therefore should the 
0.7ha land required for the health and wellbeing uses be transferred under the existing legal 
provisions there is potential for the EDNCp to seek to restrict the use of the land for this use. 
This would be problematic as a project has been established for the health and wellbeing hub, 
working to locate it on TC4e. Identified uses for TC2 are presently the Town Council facility 
and Cranbox (planning application pending consideration and to be delivered using devolution 
grant funding).   
 
THE APPLICATIONS  
 
Between the two applications to which this report relates, a total of 92 residential units are 
proposed. Of those, 31 would be within application 22/2306/MRES, with the remaining 61 
within application 22/2354/MFUL. Within those numbers, a total of seven affordable houses 
are proposed, with those forming part of the MFUL application. Two applications have been 
submitted as the total number of units proposed exceeds the ‘capacity’ remaining in the outline 
application for Cranbrook (03/P1900), which 22/2306/MRES is pursuant to. Therefore, the 
remaining units proposed needed to be submitted under a separate full application 
(22/2354/MFUL). 
 
The proposed mix of housing across the applications would comprise of 2, 2.5 and 3 storey 
buildings, with a mixture of 1, 2 and 3 bedroom properties proposed. Twelve maisonettes are 
proposed within the aforementioned numbers of units. Various materials and boundary 
treatments would be used within the development, as detailed on the submitted plans. The 
applications do not include the Public Open Space (POS) shown on the plans, in any respect 
other than for landscaping and because pipework to the attenuation in that area (approved 
under application 21/2509/MRES), would also be present. In due course play equipment will 
be delivered on that land by Cranbrook Town Council (under an existing S106 legal 
agreement).  
 
A total of 142 parking spaces would be provided, with 112 of those being private spaces and 
30 being unallocated spaces. Additionally, 25 garages are proposed, with many of those being 
situated underneath properties which are ‘Flats Over Garages’ (FOGs).  
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The proposal also includes bin storage, landscaping highways and pavements.  
 
ASSESSMENT  
 

1)  THE PRINCIPLE OF DEVELOPMENT  
 
At this time, the Local Planning Authority (LPA) is unable to demonstrate a 5 Year Land Supply 
meaning that paragraph 11(d) of the NPPF (2024) is engaged and currently applicable to 
planning decision making within East Devon. For applications relating to housing 
development, this means that the presumption in favour of sustainable development applies, 
and permission should be granted for sustainable development unless: 
 

i. the application of policies in this Framework [NPPF] that protect areas or assets 
of particular importance provides a strong reason for refusing the development 
proposed; or  
ii. any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this Framework [NPPF] 
taken as a whole, having particular regard to key policies for directing development to 
sustainable locations, making effective use of land, securing well-designed places and 
providing affordable homes, individually or in combination.  

 
Strategy 1 (Spatial Strategy for Development in East Devon) of the adopted Local Plan (2016) 
sets out the planned provision (including existing commitments) will be made in East Devon 
for: 1. A minimum of 17,100 new homes in the 2013 to 2031 period; and 2. Development on 
around 150 hectares of land for employment purposes.  
  
Strategy 3 (Sustainable Development) of the adopted Local Plan (2016) states that 
sustainable development is central to our thinking. We interpret sustainable development in 
East Devon to mean that the following issues and their inter-relationships are taken fully into 
account when considering development: conserving and enhancing the environment; prudent 
natural resource use; promoting social wellbeing; encouraging sustainable economic 
development; and taking a long-term view of our actions.  
 
Policy CB1 (Health and Wellbeing at Cranbrook) of the Cranbrook Plan (2022) sets out that 
the Council will require all developers and applicants to demonstrate how proposals meet the 
objectives of this policy to embed positive health and wellbeing outcomes in the planning 
process. 
 
Policy CB8 (Cranbrook and Broadclyst Station Built-up Area Boundaries) of the Cranbrook 
Plan (2022) sets out that the Cranbrook and Broadclyst Station Built-up Area Boundaries are 
defined on the Cranbrook policies map. Within the built-up area boundaries, development will 
be permitted if:  
 

1. It would be compatible with the character of the site and its surroundings;  
2. It would not lead to unacceptable pressure on infrastructure or services;  
3. It would not adversely affect the risk of flooding on or off-site;  
4. It would not damage, and where practical, it will support promotion of wildlife, 

landscape, townscape or significant heritage assets; 
5. It would not involve the loss of land of local amenity importance or of 

recreational value;  
6. It would not impair highway safety or traffic flows;  
7. It would not prejudice the development potential of an adjacent site. 

 
Policy CB22 (Residential Development in the Town Centre and Neighbourhood Centres) of 
the Cranbrook Plan (2022) sets out that residential development will be expected within the 
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town centre and neighbourhood developments in Cranbrook and planning applications for 
development in such centres will be required to demonstrate:  
 

1. That they deliver residential development and achieve the highest appropriate 
density, which will be not less than 55-60 dwellings per hectare;  

2. Residential development that shall be so designed and located as to ensure 
that it does not prejudice the vitality and viability of the respective centre;  

3. Good levels of amenity for each unit of residential accommodation 
incorporating naturally lit rooms with views out to the streets, and access to 
shared and private outdoor space;  

4. Proposals which are of high quality design for the character of the area and 
designed to ensure that future residents are not adversely affected by other 
uses and activities.  

 
Policy CB22 (Residential Development in the Town Centre and Neighbourhood Centres) of 
the Cranbrook Plan (2022) sets out that where it can be demonstrated that land in the town 
centre area is not required for, commercial or community uses, some high density residential 
accommodation may be permitted at ground floor level provided that such uses demonstrate 
adaptability of the ground floor of dwellings to allow conversion to units that could be used for 
business activities in the future if required. The policy also sets out that new proposals for 
residential development in the Town Centre will be required to make contributions to on and/or 
off-site infrastructure in and around the town to mitigate for the likely additional pressure that 
would result from the increased occupation associated with the development. 
 
Strategic Policy SP01 (Spatial strategy) of the Emerging East Devon Local Plan 2020 to 2042 
(Regulation 19 Plan February 2025) states that new development will be directed towards the 
most sustainable locations in East Devon, by: A. Focusing new development at the West End 
of the district, including a further new community, on-going development of Cranbrook and 
other major strategic developments close to Exeter. This emerging policy carries limited weight 
at the time of determination. 
 
The application site is located within the Built-Up Area and Town Centre of Cranbrook whereby 
residential development is supported and expected within the emerging town centre. The 
application site is not allocated within the adopted Local Plan, where the site falls within the 
generic allocation for phase 1 of Cranbrook). In the Adopted Cranbrook Plan, the site is not 
specifically allocated for residential uses, although it does fall within the allocation for Policy 
CB21 (Cranbrook Town Centre), which does not rule out residential uses in that area, and 
Policy CB22 (Residential Development in the Town Centre and Neighbourhood Centres) 
permits residential development subject to certain criteria which are considered elsewhere in 
this report.   However, the site was identified for residential development as part of the MOU 
agreed between the Council and EDNCp, to bring forward the delivery of the town centre. The 
time limit for the submission of reserved matters applications under the outline application for 
Cranbrook lapsed in October 2022. However, the full application was also required, as the 
development as a whole would result in additional housing over and above the permitted 
housing numbers. The principle of residential development within the Town Centre is also 
supported by Policy CB8 and Policy CB22 subject to the development meeting the identified 
criteria.  
 
Whether the proposal would be compatible with the character of the site, the impact on 
infrastructure, flood risk, ecology, heritage assets and highways will be assessed later in this 
report. However, the proposal is considered to comply with the broad principle of Cranbrook 
Plan Policy CB8. 
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In relation to Policy CB22, the two applications combined would result in the development of 
92 dwellings at a density of 61 dwellings per hectare. This complies with Policy CB22 which 
requires a density of 55-60 dwellings per hectare.  
 
In relation to Policy CB22, point 2, the site was identified as part of the MOU for residential 
development. Whilst it would have been preferable for a larger town centre, the proposal would 
increase housing and resident numbers within the town centre, and, therefore, would not 
prejudice the vitality and viability of the emerging town centre. Whilst the proposal is 
considered to broadly comply with the principle of Policy CB22, points 3 and 4 of the policy 
will be considered in detail later in this report.  
 
Notwithstanding the above, Policy CB22 also sets out that residential accommodation may be 
permitted at ground floor level but any proposals for such uses demonstrate adaptability of the 
ground floor of dwellings to allow conversion. The proposed dwellings as part of this 
application would all fail to include adaptable uses at ground floor. As part of the application 
process, it was considered that the proposed dwellings as part of this scheme would not need 
to demonstrate that the ground floor can be adaptable or convertible as adaptable ground 
floors would be more suitable within other parcels of the Town Centre which are closer and 
better related to the existing town centre uses. The design principals document that is 
appended to the MOU and was produced to discharge an existing S106 requirement for a 
town centre Design Code identifies parcels for adaptable ground floor uses and does not 
include the application site. The conflict with this policy would also be minor and will be 
addressed as part of the overall planning balance.  
 
Policy CB22 sets out that new proposals for residential development in the Town Centre will 
be required to make contributions to mitigate for the likely additional pressure that would result 
from the increased occupation associated with the development. The Cranbrook Plan (2022) 
seeks to provide around 4,170 new dwellings within the identified expansion areas to meet 
the growing population and to assist the delivery of a healthy and sustainable new town. Whilst 
residential development is expected within the town centre, the proposed development would 
be excess housing within Cranbrook, as the town centre is not part of an overt residential 
allocation. It is acknowledged that excess housing can put pressure on some of the planned 
services and infrastructure especially the local and strategic road network which must be 
weighed up in the planning balance.  
 
Policy CB6 of the Cranbrook Plan sets out that residential development on non-allocated sites 
within the Cranbrook Plan Area which seek to deliver excess housing numbers shall make 
proportionate contributions to on and/or off-site infrastructure in and around the town to 
mitigate for the increased occupation associated with the development. 
 
The expected contributions set out in the MOU are as follows:  
  
o Affordable Housing to meet expectations of the existing s106 (including making up a 

shortfall from the high street shops residential provision) 
o Connection To the District Heat Network subject to connection charge costs 
o £2,551 Per Dwelling for Appropriate Habitat Mitigation 
o £1,742 Per Dwelling for Primary School Places 
o £1,045 Per Dwelling for Sustainable Travel 
o £72 Per Dwelling for Car Sharing/E-Bikes 
 
The proposed contributions based on the above would fall short of the contributions required 
by the Cranbrook Plan and adopted Local Plan especially in relation to Affordable Housing 
Provision (15% at Cranbrook) and Open Space Provision as well as meeting the excess 
housing infrastructure requirements of Policy CB6. Officers acknowledge that the contributions 
would fail to comply with adopted policies, and this was the subject of significant debate both 
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with the council’s Strategic Planning Committee and Cabinet during 2020 to 2022. Cabinet 
ultimately resolved that the benefits of the MOU when taken as a whole outweighed the harm 
arising from this and the other parcels becoming purely residential and making only limited 
infrastructure contributions. Of course, neither the Strategic Planning Committee nor the 
Cabinet were discharging the council’s obligations as Local Planning Authority in the respect 
of determining planning applications.  
 
The application site being located within the Town Centre of Cranbrook, located on a bus route 
with bus frequencies throughout the day of around 1 every 15 minutes in each direction and 
within walking and cycling distance of a wide range of services, is given weight as the proposal 
would align with the overarching principles of delivering sustainable development. The 
proposal, therefore, has support from Strategy 3 of the adopted Local Plan and the NPPF 
which supports sustainable development. Furthermore, the adopted Local Plan seeks to direct 
housing delivery towards the West End and major towns of East Devon meaning that the 
proposal whilst not allocated for development would have support from Strategy 1 and 2 of 
the East Devon Local Plan (2016). The site is also supported by emerging Strategic Policy 
SP01 which seeks direct new development towards the most sustainable locations including 
Cranbrook.  
 
A material consideration in the determination of this application is the current inability of the 
council to demonstrate a 5-year land supply for housing. There is, therefore, a presumption in 
favour of sustainable development and the need to boost the supply of housing is given 
significant weight in the balance. The site is in a sustainable location, and the proposal has 
policy support from Policy CB8 and Policy CB22 in land use terms.  
 
In summary, the proposed development in principle would comply with Policy CB22 which 
supports residential development in the town centre, and the density of development proposed 
complies with policy.  However, the proposed development would fail to meet several of the 
criteria of Policy CB22 such adaptable ground floors and the infrastructure contributions 
required. The proposed density and lack of adaptable ground floors would be a minor conflict, 
and the contributions required were agreed as part of the MOU to help progress the delivery 
of the town centre. The proposed development would be in a sustainable location and would 
provide much needed residential accommodation in a suitable location.  
 

2)  AFFORDABLE HOUSING PROVISION 
 
Policy CB10 (Cranbrook Affordable Housing) of the Cranbrook Plan (2022) sets out that 
affordable housing will be required on residential developments within the built-up area 
boundaries of Cranbrook at a rate of not less than 15% of total dwelling numbers.  
 
The MOU set out that the requirement for Affordable Housing within the additional residential 
land applications would be removed and that the three application(s) for additional residential 
dwellings would make up the shortfall of the affordable housing requirement permitted by the 
reserved matters application in Parcel TC4a (Ref. 21/2020/MRES) which granted permission 
for 26 dwellings and southern high street shops in May 2022. That applicationwas 
accompanied by a Deed of Variation (DOV) which allowed it to be developed without a S106 
affordable housing obligation, as this then enabled LiveWest to use grant funding to deliver 
the housing as a 100% affordable housing scheme. To-date 17 homes have been built and 
occupied on a rent-to-buy tenure. It was also agreed between EDDC and the EDNCp that the 
affordable housing dwellings required by 21/2020/MRES and 22/2306/MRES (one of the 
applications to which this report relates) would be distributed across the different town centre 
applications parcels such as this one.  
 
This application includes seven of the 17 affordable dwellings required in the Town Centre 
developments, and their location is shown on the submitted plans; three would be delivered 
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through the reserved matters application (22/2306/MRES), with the remaining four being 
within the full application (22/2354/MFUL). These would be two- and three-bedroom houses, 
with an appearance similar to that proposed in the rest of the proposed development. The 
Councils Housing Enabling Officer supports this provision.  
 
Whilst the proposed level of affordable housing is not in accordance with the Cranbrook Plan 
DPD, the level of affordable housing would be in accordance with the agreed MOU to bring 
forward the town centre at Cranbrook, which requires any reserved matters applications to 
deliver the existing s106 compliant 28.675% affordable housing plus the residual affordable 
housing numbers from application 21/2020/MRES. Together these amount to 17 affordable 
dwellings. So, when the affordable housing provision in the other residential proposals in the 
town centre are taken into account, the required amount of affordable housing would be met. 
Furthermore, the proposals would comply with Policy CB10 in relation to design and location 
of dwellings.  
 

3)  DESIGN, SCALE AND LAYOUT 
 
Section 12 of the NPPF, Strategy 48 and Policy D1 of the Adopted Local Plan and Policy CB22 
are all key considerations in discussing these matters.  
 
The latter of those states that dwelling within the town centre area must not be at a density of 
less than 55-60 dwellings per hectare (DPH). When both applications are considered together, 
the development to which this report relates achieves a density of 61 DPH. Therefore, the 
proposal complies with one of the key elements of Policy CB22.  
 
The proposed housing would be in three separate blocks. The smallest of those, in TC7A, 
would front onto Tillhouse Road, and would have three storey properties facing the road, in 
line with other areas of existing residential development facing onto Tillhouse Road. Behind 
those properties would be a parking area, and two properties each in the form of a flat above 
garages (two storeys high in total).  
 
The proposed development in TC5 would consist primarily of 3 or 2.5 storey buildings where 
the plot would be visible from Tillhouse Road, with two storey properties in as the area extends 
out toward Crannaford level crossing. This is considered to be a suitable and acceptable 
approach to the house types in this area, as the taller buildings are necessary in the area 
closer to the Tillhouse Road, and smaller properties are appropriate as the site extends out 
towards the edge of Cranbrook; a suitable transition would be created. Car parking would be 
provided adjacent to some properties and also within a parking area to the rear of the site.  
 
Area TC6 is the largest of the parcels within the application site. This also fronts onto Tillhouse 
Road, and those properties are also proposed to be three stories high. Some other properties 
on the edge of that area are also proposed to be either 3 or 2.5 stories high, whilst all other 
properties inside the development area are proposed to be two storey. Car parking would be 
provided through a combination of parking adjacent/within properties and also a parking area 
adjoining the street.  
 
It is considered that the design and layout of each area is the most suitable, given the 
constraints of the site its location within the Town Centre area and the need for taller properties 
adjoining Tillhouse Road. With that in mind, the layout is considered to respect the area, 
especially given other development in the vicinity which either has consent or is constructed.  
 
A variety of materials would be used, with red, yellow and black bricks being used, along with 
white render, and brown, red or grey roof tiles. On some property types, interest would be 
added by the use of protruding bricks.  These materials and the design of their appearance 
are considered to be acceptable in principle. They are similar to those used in other parts of 



 

22/2354/MFUL  

Cranbrook, particularly along Tillhouse Road. However, samples have not bene provided and 
it is considered reasonable to request samples of the materials in order to be certain of their 
suitability.  
 
In terms of boundary treatments, all external boundaries within the plots would consist of a 
brick wall, with the exception of the garden boundary at the front of properties facing onto 
Tillhouse Road, Crannaford Lane of the Public Open Space (POS) between TC5 and TC6, 
which would be vertical railings at a height of 1.2 metres – these would also have a hedge 
behind them.  Boundaries between gardens will be marked by 1.8 metre high wooden fences.  
 
No specific details have been provided of the proposed hardsurfacing to be used . However, 
it is presumed that much of it will be black in colour, with the exception of the private drive 
areas, which plans indicate will have a different surfacing. This detail can be secured by 
condition to ensure that the materials used are suitable. 
 
Given the above, comments it is considered that the design and layout of the proposed 
development is such that it would be acceptable and in compliance with Local Plan Policy D1 
(Design and Local Distinctiveness) where it seeks to ensure that developments are well 
designed and are compatible with the surrounding area. Furthermore, the density of the 
proposed development is sufficient to meet criteria 1 of Cranbrook Plan Policy CB22 
(Residential Development in the Town Centre and Neighbourhood Centre), where it seeks to 
ensure that density is at least 55 DPH.  
 

4)  AMENITY.   
 
With regard to the amenity of those occupying the proposed properties, the layout and density 
of the site is such that there would be a degree of mutual overlooking between properties; 
particularly into garden areas. However, this is to be expected in most modern development, 
and it is considered that the level to which this would arise is such that it would not be harmful, 
and not in excess of that found in developments elsewhere. Critically, the layout of window 
openings, combined with the distance between properties, is such that it is considered that 
there would not be a harmful level of overlooking between windows. Furthermore, whilst there 
are some areas where the properties would be situated fairly close together, it is considered 
that, on balance, there is sufficient distance between plots to ensure that properties do not 
have an overbearing impact on another property. This is by virtue of no garden area being 
completely surrounded by other properties, and each property benefiting from at least one 
elevation with unobstructed views of the street scene available from it.  
 
Also relevant to the amenity of those occupying the properties which are proposed is the space 
within the dwellings, the size of gardens and whether rooms would have sufficient natural 
lighting. In this respect, each of the dwelling types proposed comply with the requirements of 
the Nationally Designated Space Standards (NDSS) – this ensures that there will be sufficient 
space within the dwellings.  
 
The design of each property is such that the windows openings are located to ensure that 
there is no serious overlooking between properties. However, the size and location of windows 
is also considered sufficient to ensure that there would be suitable levels of natural light in 
rooms, with the exception of bathrooms/toilets in some properties, which would not have any 
openings. However, that is considered to be acceptable, given the use of those rooms. 
Amendments were made to the proposal to introduce additional windows or rooflights into the 
Redhill houses to ensure that there was sufficient lighting within those properties.  
 
The vast majority of the properties within the proposed development would benefit from some 
form out outside space. The exception to this is  plots 59, 74, 75, 76 91 and 92. Each of those 
properties are Redhills, which are flats above garages. Whilst it would be preferable for those 
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plots to benefit from an outdoors area, the density and layout of the scheme does not allow 
for this. However, given the nature of those properties, the location of the site in the Town 
Centre, and its proximity to open space, and as those properties  include a Juliet Balcony on 
them, it is considered that, when balanced against the need to provide housing and to meet 
the density requirements of Policy CB22, the small number of properties impacted by this is 
acceptable in this instance. All other properties would benefit from outside space; whilst, in 
some cases, this is modest in size, it would be proportionate to the size of the dwelling it 
serves. The smallest of the gardens provided would be on plots 49 and 50, which are also 
Redhills; so, whilst their gardens are particularly small, given that other Redhill properties do 
not have any outside space, this is considered to be acceptable.  
 
With regard to the impact of the development on the amenity of the occupiers of other 
properties – either existing or with consent - outside the development site, the two main areas 
to consider are the frontages onto Tillhouse Road and Crannaford Lane. Taking the former of 
those first, the proposed properties in TC6 would be three stories high and face toward a 
development which has a resolution to approve. However, the properties in that development 
facing Tillhouse Road would also be three stories high and, and this point, Tillhouse Road is 
wide and has a pavement on either side. In TC7A, the proposed development would face 
towards existing properties which are either two or three stories high – again, Tillhouse Road 
is wide at this point, as is the pavement on both sides of the road. In both of these instances, 
Tillhouse Road would provide a reasonable level of separation between the properties, such 
that the development would not be overbearing or give rise to unacceptable overlooking.  
 
The proposed properties adjoining Crannaford Lane, in TC5, would be between 2 and three 
stories high, and would face toward mainly 2 storey high dwellings. However, Crannaford 
Lane, whilst not as wide as Tillhouse Road, would provide a reasonable level of separation 
between the properties, such that the development would not be overbearing or give rise to 
unacceptable overlooking.  
 
Given the comments above, it is considered that the proposed development would be 
acceptable in terms of amenity of the occupiers of the proposed properties and those 
occupying existing properties in the vicinity. This is in accordance with the provisions of Local 
Plan Policy D1, in addition to Cranbrook Plan Policies CB22 and CB16, where they seek to 
ensure that properties provide sufficient amenity for the occupiers, and are not harmful to the 
amenity of those occupying existing properties.  
 
E) CAR PARKING, GARAGES & CYCLE STORAGE.  
 
The proposed layout of the development includes 142 car parking spaces. Of these spaces, 
30 are unallocated and 112 are allocated to dwellings. The unallocated spaces can be used 
by residents or visitors and provide flexibility in parking numbers. The spaces also allow for 
deviation in the vehicle numbers per dwelling and ensure that parking levels are appropriate 
for the development. 25 garages are also provided – mainly under the Redhill properties – 
although these do not count towards the parking figures to the site, as detailed in Policy CB20 
(Parking at Cranbrook) of the Cranbrook Plan.  
 
The parking in area TC5 would be mainly within the parking area contained in that part of the 
proposal, although some unallocated roadside parking bays are provided in this plot, in 
addition to some on plot parking for around half the units in TC5.  
 
In TC6, the majority of the parking is proposed to be provided as roadside parking, situated 
along the main roadway within that are of the site. Some properties within this section will have 
on plot parking.  
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In TC7A, all parking would be in a parking area to the rear of the properties facing onto 
Tillhouse Road.  
 
In all cases, the parking area, are overlooking by properties, which will provide a level of 
security/observation of those areas. The parking spaces would be 4.8 metres deep and 2.4 
meters wide, which complies with the requirements of the Manual For Streets. The parking 
bays in TC5 would be 6.8 meters long and 2.3 meters deep; these also comply with the 
requirements of the Manual For Streets.  
 
Overall, the number of parking spaces proposed falls short of the 156 that would be required 
to comply with Policy CB20 of the Cranbrook Plan, even if the garages provided were included. 
However, the site is located in the Town Centre, where there is easy and quick access to key 
services, such as the supermarket and Education Campus, with a nursery and other facilities 
due to be provided in the future. Furthermore, the Country Park is close-by, and there are very 
regular bus services along Tillhouse Road. It is considered that these factors reduce the need 
for higher numbers of parking to be provided. It is also noteworthy, that to increase the parking 
provision would result in a reduction in the number of residential units provided, which would 
be less than ideal in an area where higher density development is preferred. Given that, it is, 
on balance, considered that the numbers of parking spaces proposed is acceptable. 
 
The proposed garages would fall short of the requirements set out in Policy CB20, as they 
would only be 3 meters wide (as opposed to the 3.3 metres required by CB20). However, they 
would exceed the 6 metres in length required by the policy. Whilst this is unfortunate, the width 
proposed would be sufficient to park a vehicle in the garage, and a width of three metres is 
recommended in the Manual for Streets. To require the developers to increase the width of 
the garages would, clearly, have implications for the number of residential units which could 
be accommodated on the site and, consequently, reduce the density of the development. 
Given the location in the Town Centre, this would not be appropriate. Therefore, it is 
considered that the slightly narrower garages are, on balance, acceptable in this instance.  
 
With regard to cycle storage, those properties which benefit from a garage would have some 
provision within those, given that the garages would be just over 6 metres long - longer than 
most cars. Cranbrook Plan Policy CB20 states that garage space counts as the cycle storage 
for a dwelling with a garage. For properties without a garage, CB20 states that 1 cycle storage 
space per bedroom must be provided. No specific details of this have been provided with 
either application. However, details of these can be sought by condition, with the agreed 
storage to be installed prior to first occupation of each dwelling. With such a condition in place 
if this application is approved, it is considered that the proposal is acceptable in terms of cycle 
storage.  
 
Given the above comments, on balance, parking provision and cycle storage is considered to 
be acceptable.  
 

5)  COMPLIANCE WITH TOWN CENTRE DESIGN PRINCIPLES  
 
The MOU included a Statement of Design Principles for the Town Centre intended to 
discharge the S106 requirement for a town centre design code. The document included 
guidance on the road layout, density, building heights, frontages, car parking and materials. 
The road layout and design of ‘Connector Streets’ is considered to comply with the Design 
Principles. The density and building heights are acceptable and continuous frontage along 
Tillhouse Road is proposed and supported. The proposal includes dual frontage dwellings on 
corners and car parking to the rear of Tillhouse Road is proposed.  
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The materials and design of dwellings is broadly reflective of the text within the document, and 
overall, the proposal represents a consistent design approach which is supported by the 
Statement of Design Principles.    
 

6)  VISUAL IMPACT, LANDSCAPING AND TREES.  
 
The proposal in terms of its impact on the surrounding area would be acceptable. The site 
would be visible within the local area.  However, this site is within Cranbrook, where 
development is overtly supported by planning policy. The proposal would be visible in the 
surrounding area and glimpses of the development could be viewed from the Killerton Estate, 
Ashclyst Forest and other viewpoints; although, these would be read in context with 
surrounding development at Cranbrook and, therefore, are not considered to harm the 
character and appearance of the landscape.  
 
The Council’s Landscape Architect has raised some concerns about the proposed 
landscaping and some elements of the proposed boundary treatment. As the applicants have 
now agreed to alter the conditions which they are seeking to discharge through the reserved 
matters application, meaning that landscaping details are no longer among the details to be 
discharged, these details can be sought by way of a pre-commencement condition with 
respect to both applications to which this report relates, notwithstanding any landscaping or 
boundary treatment details submitted. With suitable conditions in place, it is considered that 
the proposals can be considered acceptable with regard to the landscaping and boundary 
treatments.  
 
The Council’s Arboricultural Officer initially raised concerns about the impact of the proposal 
on a group of trees on the eastern edge of the site which are protected by a TPO. This was 
on the basis of a highway and, in particular, some parking bays in the Root Protection Area 
(RPA) of the trees. The amended version of the plans removed those elements of the 
development. Consequently, the Arboricultural Officer has confirmed that he is now content 
with the application, subject to the imposition of a condition to secure a Tree Protection Plan 
(TPP), in addition to other matters to ensure the protection of trees, such as not allowing 
burning in the vicinity of trees. Whilst this condition has been recommended specifically for 
the full application, it is considered reasonable to impose it on both applications, as the TPP 
submitted with the reserved matters application does not reflect the amended layout of the 
site. Furthermore, the other elements of the condition are relevant to both applications in 
question.  
 
Given these comments, it is considered that the development could take place without causing 
harm to tree on the site, subject to the imposition of the condition mentioned above. With that 
condition in place, the development would accord with the provisions of Policies D1 (Design 
and Local Distinctiveness) and D3 (Trees and Development Sites) of the Local Plan, where 
they seek to protect and retain trees.  
 
Overall, the proposal is considered to be acceptable in terms of its impact on the wider 
landscape. Conditions are recommended for imposition in the event that the application is 
approved and subject to these, the scheme is in accordance with adopted Policy D1 and Policy 
CB22 as well as the NPPF and emerging Strategic Policy DS01.   
 
 

7) OPEN SPACE PROVISION  
 
Strategy 43 (Open Space Standards) of the adopted Local Plan (2016) states that 
developments proposing net new dwellings will be expected to provide for open space on-site 
where there is a demonstrable need for such open space in the vicinity. Developments will be 
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expected to provide open space on-site through a Section 106 Agreement in line with the 
following thresholds: 

o 9 dwellings or less will not be required to provide any specific open space typologies 
onsite, however developers may choose to make such provision. 
o 10 - 49 dwellings will be required to provide amenity open space on-site. 
o 50 - 199 dwellings will be required to provide amenity open space, and children's 
and youth play space on-site.  
o 200+ dwellings will be required to provide for all open space typologies on-site. 

 
Policy OS02 (Sport, recreation and open space provision in association with development) of 
the Emerging East Devon Local Plan 2020 to 2042 (Regulation 19 Plan February 2025) states 
that between 21 and 100 homes should provide on-site Local Areas of Play (LAPs) and 
amenity green space. This emerging policy carries limited weight at the time of determination. 
 
As part of the MOU, it was agreed that the applications would not include additional open 
space in accordance with Strategy 43 and that the applications would not be required to 
provide financial contributions to address the shortfall of on-site open space as a result of the 
development. This is set against the backdrop of the Cranbrook Country Park, which at just 
under 30ha in size, provides for significant over-provision of some open space typologies. In 
addition to the Country Park, there are other areas of formal and informal open space 
throughout the town, including the ecology park, play areas for children, the nearby skatepark 
and a pump track. These facilities are within a 5 to 10-minute walk of the application site and 
a LEAP is due for provision outside the Cranbrook Education Campus, which is on the 
opposite side of Tillhouse Road.  
 
As part of the application, no formal open space or play space is proposed. As detailed earlier 
in the report, the applications do not include the Public Open Space (POS) shown on the 
plans, in any respect other than for landscaping and because pipework to the attenuation in 
that area (approved under application 21/2509/MRES), would also be present. In due course 
play equipment will be delivered on that land by Cranbrook Town Council (under an existing 
S106 legal agreement).  
   
Notwithstanding that, there are areas of amenity planting and landscaping. However, these 
areas would not be of significant size. The maintenance and management arrangements for 
areas of open space/vegetation was included as part of a Landscape Management Plan 
submitted with the application and further details of adoption will be secured via a condition.  
 

8) HIGHWAY IMPLICATIONS 
 
Devon County Council, in its role as the County Highway Authority has assessed the 
proposals, and has not raised an objection. However, this is subject to the imposition of a 
number of conditions, should the applications be approved. These would relate to ensuring 
improvements to the MLR, in addition to matters such as the estate roads and footways, 
lighting, provision of parking spaces and surface water. It is considered that these conditions 
would be reasonable to impose should be applications be approved.  
 
National Highways (NH), which is responsible for major highways in England, has provided 
comments on the proposals. In this instance, their main area of consideration is the impact on 
the A30 and the M5. NH has not raised an objection to either application. This is on the basis 
of the impacts of the outline application being considered under initial outline consent, an as 
they are content that the additional housing proposed under the full application would not have 
a detrimental impact on the safe operation of the highways they manage. Consequently, it is 
considered that the applications which this report relates to would not have a detrimental 
impact on the safe operation of highways which NH is responsible for.   
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9) DRAINAGE AND FLOODING 

 
The applications have been assessed by both the County Council, in its role as the Lead Local 
Flood Authority (LLFA) and the Environment Agency (EA).  
 
The LLFA has raised some concerns regarding the drainage elements of the proposal. 
However, they have confirmed that these details can be sought by condition, should the 
applications be approved.  
 
This means that, in respect of the reserved matters application, as it is not proposed to 
discharge condition 14 (which relates to drainage), the key details are still required by that. 
However, the LLFA also wishes to receive details of above-ground drainage features (such 
SUDS) to be included within the scheme.  
 
In respect of the full application, the LLFA is content that the required details can be sought 
through a pre-commencement condition. In particular, the LLFA has said that a condition will 
need to include details of which swale/pond the proposal would drain into, whether the existing 
connections for parcel TC7a will remain, the MicroDrainage model outputs for basin 2c to 
include upstream flows from the attenuation tank and swale, and how the flows entering the 
basin have been assessed.  
 
In both regards, it is considered that it is reasonable to seek these details by condition, and 
the applicants have indicated that they are willing to accept this approach. Therefore, with 
these conditions in place, it is considered that the proposals are acceptable in terms of their 
impact on drainage. Consequently, the proposals can accord with the provisions of Local Plan 
Policy EN22 (Surface Run-Off Implications of New Development), where it seeks to ensure 
that suitable drainage is provided for development.  
 
With regard to flood risk, the EA initially objected to the proposal on the grounds of some 
properties being at risk of flooding. Consequently, the applicants provided updated details. 
The EA assessed the updated details and subsequently confirmed that it had been 
demonstrated that the development would not pose a flood risk. This is on the basis that the 
floor levels would be a minimum of 600mm above the 1 percent AEP (Annual Exceedance 
Probability) plus climate change flood levels. Therefore, the EA removed its objection to the 
proposal.  
 
Given that, it is considered that the proposal is acceptable in terms of flood risk, and that it 
would comply with the provisions of Local Plan Policy EN21 (River and Coastal Flooding), and 
also the National Planning Policy Framework with regard to flood risk and climate change. 
 
 

10) ECOLOGY, HABITAT MITIGATION AND BIODIVERSITY NET GAIN.  
 
The Council’s Ecologist has indicated that he is broadly content with the application but has 
noted that some additional mitigation measures such as the inclusion of bird and bee bricks 
and the creation of wildlife holes required, as these details are not provided fully (or at all) in 
the submitted details. Such information can be sought by condition, with the information 
needing to be approved in writing by the LPA prior to development above foundation level (in 
the case of the bricks) or the installation of the boundaries (in the case of the wildlife holes). 
On the basis of the Ecologist comments, it is considered that this application would comply 
with the provisions of Local Plan EN5 (Wildlife Habitats and Features), where it seeks to 
ensure that development is not detrimental to wildlife. 
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As mentioned earlier in the report, a financial contribution toward habitat mitigation is secured 
through the MOU and legal process. Natural England has assessed both applications and has 
confirmed that it is content that the development would not have an adverse impact on the 
protected landscapes of the Pebblebed Heaths or the Exe Estuary, subject to appropriate 
financial mitigation being secured.  
 
Additionally, an Appropriate Assessment was submitted to Natural England with respect to the 
full application (22/2354/MFUL), as seen in appendix 1. This concluded that, with the financial 
mitigation payments, there would be no detrimental impact on the protected landscapes. 
Natural England confirm that it agreed with that conclusion. It was not necessary to complete 
an Appropriate Assessment for the reserved matters application (22/2306/MRES), as those 
matters were dealt with during the consideration of the outline application which the reserved 
matters application is pursuant to (as the housing proposed in the reserved matters application 
is part of that proposed in the outline application).  
 
Therefore, it is considered that both applications to which this report relates are acceptable in 
terms of providing sufficient mitigation to ensure that they would not result in a detrimental 
impact on the aforementioned protected landscapes. This is in accordance with Cranbrook 
Plan Policies CB6 (Cranbrook Infrastructure Delivery) and CB14 (Habitat mitigation and 
Delivery of Suitable Alternative Natural Green Space (SANGS)) and Local Plan Strategy 47 
(Nature Conservation and Geology), where they seek to ensure that proposals provide 
adequate mitigation against harm to the Pebblebed Heaths and Exe Estuary.  
 
With regard to Biodiversity Net Gain (BNG), it is important to note that this only relates to the 
full application. This is because the reserved matters application relates to the original outline 
application for Cranbrook (03/P1900), which did not have BNG secured against it.  
 
The full application is not subject to the statutory BNG requirements, as it was submitted prior 
to that legislation being enacted. However, there is a requirement under Cranbrook Plan Policy 
CB26 (Landscape, Biodiversity and Drainage Strategy) for a Landscape, Biodiversity and 
Drainage Strategy (LBDS) to be prepared to ensure conformity with landscape character, 
biodiversity and sustainable drainage guidance, and to deliver at least 10% biodiversity net 
gain.  
 
The proposal does not result in a 10% BNG gain. In isolation this would be a conflict with 
Policy CB26 of the Cranbrook Plan. In such circumstance, were the statutory obligation 
relevant, it would be expected that either mitigation is provided off site or units/credits are 
purchased. However, the requirement in this instance is a policy consideration and therefore 
the conflict with policy is to be considered in the wider planning balance. It is noted that the 
MOU did not include expectations/provisions for any specific obligations in respect of 
BNG. Therefore, it is considered that it would not be reasonable/possible to request the 
purchase of units or the provision of mitigation off site.  
 
The Council’s Ecologist has considered the proposal in this context and has not raised an 
objection, subject to the imposition of relevant conditions should these applications be 
approved. The condition, or conditions would relate to the submission of a Landscape and 
Ecological Management Plan (LEMP), an updated Construction Environmental Management 
Plan (CEMP), an ecological enhancement feature plan, and a pre-occupation ecological 
compliance condition be imposed, to secure the establishment and maintenance of habitats 
and to ensure that protected and notable species are protected during construction, and that 
proposed species enhancement features are installed.    
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11) CONDITION DISCHARGES 
 
Application 22/2306/MRES is a reserved matters application. It is proposed to discharge 
several conditions from the outline application (03/P1900) which are relevant to the proposal 
to which this report relates. These are conditions 11, 22, 23, 28, 36 and 37, and comments 
regarding whether these conditions can be discharged on the basis of the details submitted 
for 22/2306/MRES are as follows: 
 

- Condition 11 (Sewage Treatment): South West Water have confirmed that they are 
content for this application to be discharged, on the basis of the submitted details. As 
this condition related to the disposal of sewage, this confirmation from South West 
Water is considered to be sufficient to allow condition 11 to be discharged.  

 
- Condition 22 (Walls & Fences): This condition seeks details of the walls and fences 

proposed within the development. The materials plan indicates the type of boundary 
treatments to be used, in addition to some other basic information about each type of 
boundary, and the submitted elevations of the boundaries show their appearance. 
Consequently, it is considered reasonable to discharge this condition.   

 
- Condition 23 (Refuse Storage): The details supplied show where bin storage will be 

located on each plot, and that these will be on plot for each unit with collection points 
at the front or rear of properties, other than those on private drives or facing onto the 
POS, which will have a bin collection point. These details are considered to be 
acceptable. Therefore, it is possible to discharge this condition.  

 
- Condition 28 (Parking): Details of the proposed parking have been provided and, as 

detailed elsewhere in this report are considered acceptable to discharge this condition.  
 

- Condition 36 (High-Pressure gas pipeline): As detailed in the next section of this report, 
the Health and Safety Executive (HSE) has provided updated advice regarding this 
proposal, in which it states that “HSE’s Land Use Planning advice team does not 
advise, on safety grounds, against the granting of planning permission.”  
 
Wales and West Utilities (WWU), which owns/maintains the pipeline has stated that 
the applicants must notify them if any works are taking place within 10 metres of the 
pipeline, but has not objected to the proposal.  
 
Therefore, it is considered that this condition can be discharged.  

 
- Condition 37 (Materials): The proposed materials are considered to be acceptable, and 

broadly in accordance with the design code submitted with the MOU. However, no 
samples have been provided of the proposed materials, so this condition cannot be 
fully discharged, as it is considered that samples are required to ensure that the 
materials are suitable.   

 
12) OTHER MATTERS 

 
In addition to the other key matters discussed above, the following points are also considered 
pertinent to the determination of these applications: 
 

- High-pressure Gas Pipeline:  During the consultation on this application an initial 
response was received from the Health and Safety Executive (HSE) which advised 
against development owing to the proximity of the housing to a high-pressure gas 
pipeline. However, they subsequently updated their advice to confirm that, due to 
strengthening works which have been undertaken to the pipeline, the danger zone has 
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reduced in size to three metres. Consequently, the HSE has advised that its “Land Use 
Planning advice team does not advise, on safety grounds, against the granting of 
planning permission.”  
 
Additionally, as stated earlier in this report, WWU has not objected to the proposal.  
 
Therefore, the proposal is considered acceptable in this regard.  

 
- Environmental Health and Contaminated land: With regard to the reserved matters 

planning application, the Council’s Environmental Health Officer (EHO) has 
recommended that condition 6, relating to a CEMP, of the outline application can be 
discharged, on the basis of the submitted details. In relation to contaminated land, no 
objections are raised, but a condition relating to temporarily suspending work whilst a 
resolution is sought, should any contaminated land be found on site, is recommended 
in the event that the application is approved.   

 
In respect of the full application, the EHO had not raised any concerns. Although, given 
the proximity of the sites, it is considered sensible/practical to impose the contaminated 
land condition on the full application too, should this application be approved. 
 
Given the above, it is considered that the application is acceptable with regard to the 
provisions of Local Plan Policies EN14 (Control of Pollution) and EN16 (Contaminated 
Land), where they seek to prevent issues relating to those matters.  

 
- Railway impacts: Whilst the site does not adjoin the railway between Exeter and 

London Waterloo, Network Rail, which manages the railway, has raised concerns 
about the full application. This is on the basis of additional vehicles using the level 
crossing on Crannaford Lane. Whist these comments are noted, it is considered that 
a high percentage of journeys from the proposed dwellings would be likely to use 
routes other than Crannaford Lane (exiting Cranbrook via London Road (the former 
A30), to access the A30, M5 or Exeter, or to travel east on the A30), rather than using 
the level crossing on Crannaford Lane. Whilst acknowledging that, inevitably, some 
additional traffic is also likely use Crannaford level crossing as a consequence of the 
proposed dwellings, it is considered that, as there is a level crossing in place at 
Crannaford, and as many journeys from the proposed dwellings are not likely to involve 
Crannaford Crossing, it would be unreasonable to withhold planning permission on the 
basis of increased use of the Crannaford level crossing.  
  

- Archaeology: Condition 8 of the original outline consent for Cranbrook (03/P1900), 
states that no work shall take place until a Written Scheme of Archaeological 
Investigation has taken place for any development within four areas specified in the 
report submitted with that application. The site to which this report relates is not within 
one of those areas. Therefore, it is considered that the proposal can take place without 
giving rise to any concerns about the loss of archaeological evidence, in accordance 
with Local Plan Policy EN7 (Proposals Affecting Sites Which May Potentially Be Of 
Archaeological Importance).  

 
- Financial contributions: The financial contributions which are due as a consequence 

of the MOU are detailed earlier on in this report. Also as detailed above, financial 
contributions towards Habitat Mitigation will be secured should this application be 
approved.  

 
- Waste management and bin storage facilities: With regard to the full application, 

the County Council has recommended that a condition should be imposed if the 
application is approved to seek details of how waste will be managed both during the 
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construction and operation phases of the development, in order to ensure that the 
development is sustainable in that regard. It is considered that this would be a 
reasonable condition to impose and that doing so would align with the sustainability 
principles of both the Cranbrook and Local Plans.  
 
With regard to the provision of bin storage facilities for each property, these are shown 
on the submitted drawings, and are considered to be acceptable. No objections to the 
submitted details have been received by the Council’s Waste and Recycling Team.  

 
- Police comments: The comments raised by the Police are noted, and amendments 

to the scheme have been made since the comments were submitted. The comments 
overcame some of the issues raised by the police, particularly those relating to 
surveillance. However, parking areas are still included in the proposal, but it is 
considered that the proposed arrangement in that regard is the most suitable/practical 
in that respect. Given that, and as each parking area would receive some overlooking, 
it is considered that the proposal is acceptable with regard to the comments raised by 
the Police. As many houses will be accessed from the rear parking areas, garden gates 
should be lockable on both sides and this will be secured via planning condition. 

- Emerging Local Plan: East Devon District Council is currently in the process of 
producing a new Local Plan. This is currently at an early stage, and there are 
objections to some of the policies, or issues relating to them to be resolved. 
Consequently, those policies currently carry little weight. Other policies within the draft 
Local Plan document are very similar to those within the existing Adopted Local Plan, 
so a greater level of weight can be afforded to those policies.  
 
On balance, whilst the Emerging Local Plan currently carries little weight when 
considering planning applications, it is considered that, on balance, the proposals to 
which this report relates are broadly compliant with the Emerging Local Plan policies 
which are similar to those in the Adopted Local Plan.  
 

- Town Council and Ward Member comments: The comments raised by the Town 
Council and Ward Members are noted. Whilst the Ward Member comments are 
negative, the Town Council’s most recent comments are in support of the principle of 
the applications. However, clarification is sought regarding some matters. It is 
understood that discussions between the Town Council and the developers are 
ongoing with regard to the matters where the Town Council requires clarification. From 
the perspective of the Local Planning Authority, it is considered that many of the 
clarifications sought by the Town Council are either not directly connected to the 
determination of these applications, or can relate to details which can be sought by 
conditions, should these applications be approved.  

 
CONCLUSION AND PLANNING BALANCE 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that applications 
for planning permission must be determined in accordance with the Development Plan unless 
material considerations indicate otherwise. The Development Plan relevant to this application 
site is the East Devon Local Plan 2013-2031, The Cranbrook Plan DPD and Devon Waste 
Plan, with the relevant policies of each having been discussed throughout this report.  
 
The council is unable to demonstrate a 5-year supply of deliverable housing land and therefore 
the presumption in favour of sustainable development as set out in Paragraph 11d of the 
National Planning Policy Framework is engaged. For this application it means that permission 
should be granted unless policies in the NPPF relating to habitat sites (including the 
Pebblebed Heaths and Exe Estuary), archaeological interest or areas at risk of flooding 
provide a strong reason for refusal or any adverse impacts of granting permission would 
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significantly and demonstrably outweigh the benefits. This second element of the presumption 
requires an assessment against the policies in the NPPF taken as a whole, having regard to 
key policies for directing development to sustainable locations, making effective use of land, 
securing well-designed places and providing affordable homes, individually or in combination.  
 
The application sites are located within the Town Centre of Cranbrook and has in principle 
policy support from Policy CB22 which supports residential development in the town centre of 
Cranbrook. The site is in a highly sustainable location with access to public and active 
transport, the Country Park, Education Campus and the emerging Town Centre of Cranbrook 
and therefore is supported by Strategy 1 and Strategy 3 of the East Devon Local Plan as well 
as the National Planning Policy Framework.    
 
The proposals would result in 92 residential dwellings including 7 affordable dwellings and the 
overall scale and density is in accordance with the Cranbrook Plan. The appearance and 
materials are acceptable and are in keeping with the overall design principles seen in the town, 
and with the town centre design principles document which is appended to the signed MOU. 
The proposed landscaping scheme is reflective of the higher density form of development, 
although, as detailed above, the Council’s Landscape Architect requires some amendments 
to the scheme to ensure that it is suitable in terms of the variety and size of species used, in 
addition to some other matters. These details can be sought by condition should these 
applications be approved (by way of not-discharging the landscaping condition on the reserved 
matters application, and by the imposition of a condition on the full application.  
 
The proposed dwellings would meet the Nationally Described Space Standards, and the 
majority of units would include private amenity spaces. The proposal is not considered to result 
in harm to neighbouring properties and the proposed dwellings would offer good levels of 
sunlight and daylight for future residents.  
 
The proposals have been assessed from a Drainage and Flood Risk, Transport, Land 
Contamination, Archaeology and Sustainability perspective and is acceptable. The proposal 
would retain existing trees and hedgerows and would include ecological mitigation measures, 
although some of these need to be secured by condition, should the applications be approved.. 
As noted above the proposal would result in an overall biodiversity net gain, but would fail to 
meet the 10% gain required by the Cranbrook plan.  
 
The development is acceptable in many regards but would conflict with several adopted with 
policies. Conflict with Policy CB10 in relation to affordable housing, and Strategy 43 in relation 
to Open Space Provision all stem from the in-principle agreement set out between the EDNCp 
and the Council within the MOU and town centre design principles document. Conflict with 
Policy CB20 in relation to unallocated car parking being lower than required is a result of form 
of development proposed, but is far higher than has been seen elsewhere within Cranbrook 
to-date.  
 
The proposed development would provide a number of public benefits; in particular, the 
delivery of much needed housing, including affordable homes within the district (albeit at a 
rate lower than policy requirement), in addition to helping unlock the development of 
Cranbrook Town Centre and aid the provision of other facilities in that area (such as the Town 
Council Offices, Children's Centre, Youth Centre and Library). The proposal would include 
economic benefits from construction to operation and benefits to local businesses and 
services by increasing footfall in the Town Centre.  
 
There is clearly a need to balance development which is not in accordance with the adopted 
Local Plan and Cranbrook Plan against the need for housing within the district and material 
considerations which are relevant in the determination of this application.   
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In this case, the need to bolster housing within East Devon is a material consideration and the 
NPPF supports the delivery of sustainable development in principle. The need to bolster 
housing supply is given significant weight in the decision. In addition, the provisions of the 
MOU are given significant weight.  
 
In this instance, and having regard to all planning matters, given the need to increase housing 
supply for the longer term, the sustainable location of the site and the MOU, officers are of the 
view that the material considerations justify a recommendation for approval. Officers 
acknowledge that there are conflicts with adopted policies. However, these would not result in 
a development whereby the harm would significantly and demonstrably outweigh the benefits. 
Furthermore, it is considered that the proposed development would overall align with the 
principles of sustainable development.  
 
Consequently, it is recommended that the appropriate assessment is adopted, and that the 
applications are approved subject to a S106 Legal Agreement and conditions where 
necessary. 
 
The recommendation does not set a precedent for the approval of development which fails to 
fully comply with the development plan and, in any case, the precise context and material 
considerations for each site differs. So, each planning application must be determined on its 
own merits.  
 
RECOMMENDATIONS 
 

1) ADOPT the Appropriate Assessment (as set out in Appendix 1).  
2) APPROVE application 22/2306/MRES subject to S106 legal agreements relating to 

affordable housing, and subject to conditions (final wording delegated to the 
Development Manager). 

3) APPROVE application 22/2354/MFUL subject to S106 Legal Agreements, and 
subject to conditions (final wording delegated to the Development Manager). 
 

The heads of terms for the s106 Legal Agreements for both recommendations 2 and 3 
above are detailed below. It should be noted that one or more of the legal agreements will 
cover multiple planning applications, including the additional obligations for application 
23/0511/MFUL previously resolved for approval by Planning Committee.   
 

1. To discharge the application sites from the obligations within the principle s106 
agreement and to impose a new set of planning obligations, detailed in the following 
points. 

2. To provide 3 affordable houses through application 22/2306/MRES and 4 affordable 
houses through application 22/2354/MFUL.  

3. Offer to transfer land parcel TC2 to EDDC within seven days of the grant of the 
additional planning permissions (being those for TC3, TC5a & b, TC6, TC7a & b and 
TC8b). EDDC to be allowed to develop the land for uses appropriate in a town 
centre.  

4. Offer to transfer land parcel TC4c for £1 to EDDC when the first of the additional 
planning permissions becomes free from an application for Judicial Review 

5. The dwellings are to connect to the District Heating Network provided connection 
charges are no more than £7,000 per dwelling and the network provides for the 
dwellings to comply with Parts L and F of the Building Regulations without the need 
for additional low carbon energy generation or energy recovery.  

6. Pay £592,500 index linked from May 2022 to Cranbrook Town Council for the Town 
Council Facilities. The definition of this to remove the minimum floor space to be 
delivered.  
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7. Pay £72 per dwelling for car-sharing and e-bikes  
8. Pay £2,551 per dwelling toward the cost of habitat mitigation measures  
9. Pay £1,742 per dwelling towards the cost of providing primary education places  
10. Pay £1,045 per dwelling toward the cost of sustainable travel measures at Cranbrook  

 
The conditions, informatives and plans relating to application 22/2306/MRES are as follows: 
 
 1. East Devon District Council as Local Planning Authority HEREBY APPROVE THE 

FOLLOWING RESERVED MATTERS of the above described development for 
construction of 256 dwellings and associated infrastructure as identified in the plans and 
drawings attached thereto, copies of which are attached to this notice, relating to:- 

   
           a) access; 
           b) appearance 
           c) layout 
           d) scale 
           e) landscaping 
   
 This Reserved Matters application reference 22/2306/MRES is made pursuant to the 

Outline Planning Permission referenced 03/P1900/MOUT granted on 29 October 2010. 
  
 The following reserved matters in respect of the current sub phase of development have 

yet to be approved:  
    
   None   
       
 The following Conditions attached to the Outline Planning Permission (ref 03/P1900) 

referred to above and which relate to the part of the site covered by this reserved matters 
application are hereby discharged, have previously been discharged or remain to be 
complied with onsite but without the need for the submission of details or separate 
agreement: 

       
 1 - Reserved Matters 
 2 - Details required by the reserved matters   
 3 - Timescales for submission 
 4 - Timescales for commencement 
 5 - Development framework  
  7 - Design Codes  
 8 - Archaeology 
 9 - Archaeological recording 
 10 - Contaminated Land Remediation 
 11 - Sewerage Treatment  
 12 - Flood alleviation 
 13 - Provision of essential infrastructure 
 15 - Storage of oils, fuels or chemicals 
 16 - Discharge of sewage or trade effluent 
 19 - Means of water course protection 
 20 - Protection of existing trees 
 21 - Protection of existing hedgerows 
 22 - Details of means of enclosure  
 23 - Refuse storage   
 25 - Railway station 
 26 - Railway safety 
 27 - Railway safeguarding 
 28 - Parking 
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 29 - Provision of on plot parking 
 31 - Noise pollution measures 
 32 - Changing facilities 
 33 - Commercial premises 
 35 - Infrastructure  
 36 - Gas Pipe location restrictions 
   
 The following Conditions attached to the Outline Planning Permission referred to above 

remain to be complied with where details are required to be submitted prior to the 
commencement of development in so far as they relate to the site covered by application 
22/2306/MRES:  

  
 6 - Construction Environmental Management Plan 
 14 - Drainage (SUDS) 
 17 - Landscaping 
 18 - Development within 7m of a watercourse 
 20 - Protection of existing trees 
 24 - Schedule of works - insofar as details of the following remain to be approved: Street 

lighting; Street furniture 
 30 - Cycle parking 
 34 - External plant and machinery if being provided 
 37 - Materials - in respect of samples  
   
 For the avoidance of doubt, where such conditions require actions prior to 

commencement of development or construction within each sub-phase, the definition of 
sub-phase shall include any smaller part of the development parcels or areas of strategic 
landscaping or infrastructure for which reserved matters details are hereby approved. 

  
 (Reason: To clarify the parameters of the approval and to ensure that the development 

hereby approved is implemented in accordance with the terms and objectives of national 
and local planning policy, namely guidance contained within the National Planning Policy 
Framework 2018 and Strategies 3 (Sustainable development), 4 (Balanced 
Communities), 5 (Environment), 5B (Sustainable Transport), 11 (Integrated Transport 
and infrastructure provision at East Devon's West End), 12 (Development at Cranbrook), 
37 (Community Safety), 38 (Sustainable Design and Construction), 40 (Decentralised 
Energy Networks), 43 (Open Space Standards), 46 (Landscape Conservation and 
Enhancement and AONBs), 47 (Nature Conservation and Geology), 48 (Local 
Distinctiveness in the Built Environment), 49 (The Historic Environment) and 50 
(Infrastructure Delivery) and Policies D1 (Design and Local Distinctiveness), D2 
(Landscape Requirements, D3 (Trees and Development Sites), EN18 (Maintenance of 
Water Quality and Quantity), EN19 (Adequacy of Foul Sewers and Adequacy of Sewage 
Treatment System),  EN22 (Surface Run Off Implications of New Development), H2 
(Range and Mix of New Housing Development), RC2 (New Open Space, Sports 
Facilities and Parks), TC7 (Adequacy of Road Network and Site Access) and TC9 
(Parking Provision in New Development) of the Adopted East Devon Local Plan 2013 - 
2031) 

 
 2. The development hereby permitted shall be carried out in accordance with the approved 

plans listed at the end of this decision notice. 
 (Reason - For the avoidance of doubt.) 
 
 3. No development shall commence until a phasing plan has been submitted to and 

approved in writing by the Local Planning Authority.  The development hereby permitted 
shall be carried out in accordance with the Site phasing plan, unless otherwise agreed 
in writing with the Local Planning Authority.  
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 A pre-commencement condition to required to ensure that sufficient detail and 

understanding of the phasing is confirmed prior to works commencing. 
  
 (Reason: To ensure the proper development of the site and to satisfy Policies TC2 

(Accessibility of New Development) and TC7 (Adequacy of Road Network and Site 
Access) of the Adopted East Devon Local Plan 2013 - 2031 and with the guidance 
contained within the National Planning Policy Framework 2018 

 
 4.  
 (a) Prior to the commencement of any works on site (including demolition and site 

clearance or tree works), a scheme for the protection of the retained trees, hedges and 
shrubs shall be produced in accordance with the principles embodied in BS5837 :2012, 
which provides for the retention and protection of trees, shrubs and hedges growing on 
or adjacent to the site, [including trees which are the subject of a Tree Preservation Order 
currently in force], shall be submitted to and approved in writing by the Local Planning 
Authority. No development or other operations shall take place except in complete 
accordance with the approved protection scheme. 

 b) No operations shall be undertaken on site in connection with the development hereby 
approved (including any tree felling, tree pruning, demolition works, soil moving, 
temporary access construction and / or widening or any operations involving the use of 
motorised vehicles or construction machinery) until the protection works required by the 
approved protection scheme are in place. 

 c) No burning shall take place in a position where flames could extend to within 5m of 
any part of any tree to be retained.  

 d) No trenches for services or foul/surface water drainage shall be dug within the crown 
spreads of any retained trees (or within half the height of the trees, whichever is the 
greater) unless agreed in writing by the Local Planning Authority. All such installations 
shall be in accordance with the advice given in Volume 4: National Joint Utilities Group 
(NJUG) Guidelines For The Planning, Installation And Maintenance Of Utility Apparatus 
In Proximity To Trees (Issue 2) 2007.  

 e) No excavations for services, storage of materials or machinery, parking of vehicles, 
deposit or excavation of  soil or rubble, lighting of fires or disposal of liquids shall take 
place within any area designated as being fenced off or otherwise protected in the 
approved protection scheme. 

 f) Protective fencing shall be retained intact for the full duration of the development 
hereby approved and shall not be removed or repositioned without the prior written 
approval of the Local Planning Authority. 

 g) No trees, shrubs or hedges within the site which are shown as being planted or 
retained on the approved plans shall be felled, uprooted, wilfully damaged or destroyed, 
cut back in any way or removed without the prior written consent of the Local Planning 
Authority. Any trees, shrubs or hedges removed without such consent, or which die or 
become severely damaged or seriously diseased within five years from the occupation 
of any building, or the development hereby permitted being brought into use shall be 
replaced with trees, shrubs or hedge plants of similar size and species unless the Local 
Planning Authority gives written consent to any variation. 

  
 A pre-commencement condition is required to ensure that trees are adequately protected 

prior to the commencement of development. 
  
 (Reason: To ensure retention and protection of trees on the site prior to and during 

construction in the interests of amenity and to preserve and enhance the character and 
appearance of the area in accordance with Policies D1 (Design and Local 
Distinctiveness) and D3 (Trees and Development Sites) of the East Devon Local Plan 
2013-2031).   
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5.  Prior to the commencement of any works on the development hereby approved, and 

notwithstanding the details shown in the submitted drainage drawings, details of the 
following have been submitted to, and approved in writing by, the Local Planning 
Authority: 

- aboveground SUDS (Sustainable Urban Drainage System) features; 
- details of provisions within the site for the disposal of surface water to prevent its 

discharge onto the highway 
 
Development shall be carried out in accordance with the agreed details, and shall be 
retained for the lifetime of the development.  

 
 A pre-commencement condition is required to ensure that drainage matters are fully 

considered prior to works starting on site.  
 
 (Reason – To ensure that adequate drainage is in place, in accordance with the 

provisions of Policy CB26 (Landscape, Biodiversity and Drainage) of the Cranbrook Plan 
2013 – 2031 and Policies EN22 (Surface Run-Off Implications of New Development) and 
TC7 –(Adequacy of Road Network and Site Access) of the East Devon Local Plan 2013 
– 2031).  

 
 6. Prior to the commencement of development, a waste audit statement shall be submitted 

to, and approved in writing by the Local Planning Authority. This statement shall include 
all information outlined in the waste audit template provided in Devon County Council's 
Waste Management and Infrastructure Supplementary Planning Document. The 
following points shall be addressed in the statement:  

  
 o Identify measures taken to avoid all waste occurring. 
 o Demonstrate the provisions made for the management of any waste generated to be 

in accordance with the waste hierarchy. 
 o The amount of construction, demolition and excavation waste in tonnes, set out by the 

type of material.  
 o Identify targets for the re-use, recycling and recovery for each waste type from during 

construction, demolition and excavation, along with the methodology for auditing this 
waste including a monitoring scheme and corrective measures if failure to meet targets 
occurs.  

 o The details of the waste disposal methods likely to be used, including the name and 
location of the waste disposal site, and justification as to why this waste cannot be 
managed more sustainably.  

  
 The development shall be carried out in accordance with the approved statement. 
  
 A pre-commencement condition is required and the details sought by this condition need 

to be assessed prior to development starting.  
  
 (Reason: To minimise the amount of waste produced and promote sustainable methods 

of waste management in accordance with Policy W4 of the Devon Waste Plan and the 
Waste Management and Infrastructure Supplementary Planning Document. This 
information is required pre-commencement to ensure that all waste material is dealt with 
in a sustainable way from the outset of the development including any groundworks, 
demolition, construction and operation). 

 
7. A Landscape and Ecology Management Plan (LEMP) for a minimum 30-year period 
 following completion of the development (or relevant phase thereof) shall be submitted 
 to, and approved in writing by, the local planning authority prior to the commencement 
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 of the development. The Plan shall be based on the submitted Ecological Assessment 
 (produced by Ecology Solutions, dated September 2022, the Biodiversity Net Gain 
 Statement and Assessment, produced by GE Consulting Services, dated 29th august 
 2025, and the comments provided by East Devon District Council’s District Ecologist 
 on  3rd September 2025 and the hard and soft landscape plans and associated 
 details  (approved through other conditions attached to this consent) and shall include 
 the  following: 

a. Details of the body or organization responsible for implementation of the plan 
accompanied by a site plan showing areas to be adopted; maintained by 
management company or other defined body; and areas to be privately owned/ 
maintained. 

b. Details of the legal and funding mechanism(s) by which the long-term 
implementation of the plan will be secured by the developer with the management 
body/ bodies responsible for its delivery.  

c. A description and evaluation of landscape and ecological features to be created/ 
managed and any site constraints that might influence management.  

d. Landscape and ecological management aims and objectives for the site. 
e. A condition survey of existing trees, hedgerow and other habitat to be retained as 

a baseline for future monitoring and to identify any initial works required to address 
defects/ issues identified and bring them into good condition.  

f. Detailed maintenance works schedules covering regular cyclical work and less 
regular/ occasional works (including an annual work plan capable of being rolled 
forward over a minimum 30-year period). in relation to:  

i. Existing trees, woodland and hedgerows/banks.  
ii. Hedgerow management shall be carried out in accordance with the Hedge 

Management Cycle as set out in Hedgelink guidance.  
g. New trees, woodland areas, hedges and amenity planting areas.  
h. Grassland, wildflower and any other habitat areas proposed. 
i. The location and design of biodiversity features including integrated bird boxes, 

integrated bat boxes, and other features, e.g., permeable fencing, to be shown 
clearly on accompanying plans. 

j. Boundary structures, drainage swales, water bodies and other infrastructure/ 
facilities within public/ communal areas.  

k. Arrangements for inspection and monitoring of the site and maintenance practices. 
l. Arrangements for periodic review and update of the plan that may be required to 

meet the objectives of the plan and reflect any relevant changes to site, legislation 
and best practice guidance. 

m. The Plan shall also set out (where the results from monitoring show that its 
conservation aims and objectives are not being met) how contingencies and/or 
remedial action will be identified, agreed and implemented so that the development 
still delivers the fully functioning biodiversity objectives of the originally approved 
scheme.  

The approved Plan shall be implemented in accordance with the approved details. 
 
 A pre-commencement condition is required to ensure these matters are fully considered 

to ensure that ecological harm during construction is minimised.  
(Reason - To secure the establishment and maintenance of habitats and to ensure that 
protected and notable species are protected during construction, that proposed species 
enhancement features are installed, and to ensure ecological impacts are mitigated for 
(given the constraints of the site) in accordance with Policy EN5 (Wildlife Habitats and 
Features) of the Adopted East Devon Local Plan 2013-2031 and to ensure the 
successful protection and establishment of trees in accordance with Policy D3 (Trees 
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and Development Sites) of the East Devon Local Plan 2013-2031 and Policy CB15(7) 
(Design Codes and Place Making) of the adopted Cranbrook Plan 2013-2031. 

 
8. No development shall take place (including ground works) until a Construction and 
 Ecological Management Plan (CEcoMP) relevant to the development areas has been 
 submitted to and approved in writing by the local planning authority. The CEcoMP shall 
 include the following.  

 
a. Risk assessment of potentially damaging construction activities. 
b. Identification of "biodiversity protection zones".  
c. Practical measures (both physical measures and sensitive working practices) to 

avoid or reduce impacts during construction (may be provided as a set of method 
statements).  

d. The location and timing of sensitive works to avoid harm to biodiversity features.  
e. The times during construction when specialist ecologists need to be present on site 

to oversee works.  
f. Responsible persons and lines of communication, including reporting compliance 

of actions to the LPA.  
g. Details regarding the proposed reptile translocation, including receptor site details 

in accordance with .GOV guidance 
h. The role and responsibilities on site of an ecological clerk of works (ECoW), 

including any licence requirements, e.g., for reptiles, dormice and bats.  
i. Use of protective fences (including buffer distances), exclusion barriers and 

warning signs.  
 
The approved CEcoMP shall be adhered to and implemented throughout the 
construction period strictly in accordance with the approved details, unless otherwise 
agreed in writing by the local planning authority. 

 
  A pre-commencement condition is required to ensure these matters are fully considered 

to ensure that ecological harm during construction is minimised.  
(Reason - To secure the establishment and maintenance of habitats and to ensure that 
protected and notable species are protected during construction, that proposed species 
enhancement features are installed, and to ensure ecological impacts are mitigated for 
(given the constraints of the site) in accordance with Policy EN5 (Wildlife Habitats and 
Features) of the Adopted East Devon Local Plan 2013-2031 and to ensure the 
successful protection and establishment of trees in accordance with Policy D3 (Trees 
and Development Sites) of the East Devon Local Plan 2013-2031 and Policy CB15(7) 
(Design Codes and Place Making) of the adopted Cranbrook Plan 2013-2031. 

 
 
9. No development shall commence until detailed plans at an appropriate scale of the 

proposed highway mitigation measures on Tillhouse Road to reduce vehicular speeds 
at and around the proposed access points have been submitted to and approved in 
writing by the Local Planning Authority in consultation with DCC Highway Authority. The 
approved mitigation measures shall be installed prior to the first occupation of any 
dwelling or in accordance with a programme agreed in writing with the Local Planning 
Authority. 

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

 (Reason - This is a pre-commencement as insufficient information has been submitted 
to satisfy the Local Planning Authority regarding the above to ensure that the 
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development is acceptable in accordance with Policy TC7 (Adequacy of Road Network 
and Site Access) of the East Devon Local Plan 2013-2031.) 

 
10 The development shall be carried out in strict accordance with the Ecological 
 Assessment (produced by Ecology Solutions, dated September 2022, the 
 Biodiversity Net Gain Statement and Assessment, produced by GE Consulting 
 Services, dated 29th august 2025, and the comments provided by East Devon 
 District Council’s District Ecologist on 3rd September 2025, in particular the 
 ecological mitigation and enhancement measures detailed in these documents.  The 
 development shall not be first occupied until the local planning authority has 
 been provided with a compliance report by a qualified ecologist, including 
 photographs and completed toolbox talk sheets, detailing that all ecological 
 mitigation and enhancement features, including: 

a. integrated bat boxes  
b. integrated bird boxes (1 per dwelling)  
c. insect bricks (1 per dwelling)  
d. hedgehog highways [13 cm2 holes at ground level every 10 m]  

 
 have been installed/constructed, and compliance with any ecological method 
 statements, Construction and Ecological Management Plan (CEcoMP) and 
 Landscape and Ecological Management Plan (LEMP). 
 

 (Reason - To ensure that the development makes provision for wildlife, in accordance 
with the provisions of Policy EN5 (Wildlife Habitats and Features) of the East Devon 
Local Plan 2013 - 2031). 

 
 11. Prior to the first occupation of the development hereby permitted, details of the 

necessary on site infrastructure, which ensures that systems within the property connect 
at the plot boundary to the decentralised energy network (and including a timetable for 
all connections) shall have been submitted to and agreed in writing by the Local Planning 
Authority. 

   
 For the avoidance doubt, the development shall be connected to the Decentralised 

Energy Network in the locality and the buildings shall be constructed so that the internal 
systems for space and water heating are connected to the decentralised energy network 
prior to their first occupation for their permitted use. Works shall be carried out in 
accordance with the agreed details 

 (Reason: In the interests of sustainable development in accordance with Strategy 38 
(Sustainable Design and Construction) and Strategy 40 (Decentralised Energy Network) 
of the Adopted East Devon Local Plan 2013-2031). 

 
 12. Notwithstanding the details set out on the approved plans, which are otherwise hereby 

approved, and prior to the first occupation of the development hereby permitted, full 
details, comprising  design and, where necessary, internal layouts, of the bin stores and 
waste collection points identified, shall have been submitted to and agreed in writing by 
the Local Planning Authority and the respective stores and points laid out in accordance 
with the agreed details.   

 (Reason: To ensure a coordinated and manageable approach is provided in respect of 
waste and recycling collection in accordance with Policy D1 (Design and Local 
Distinctiveness) of the adopted East Devon Local Plan). 

 
 13. Should any contamination of soil and/or ground or surface water be discovered during 

excavation of the site or development, the Local Planning Authority should be contacted 
immediately. Site activities in the area affected shall be temporarily suspended until such 
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time as a method and procedure for addressing the contamination is agreed upon in 
writing with the Local Planning Authority and/or other regulating bodies. 

 (Reason: To ensure that any contamination existing and exposed during the 
development is identified and remediated, in accordance with the provisions of Policy 
EN16 (Contaminated Land) of the East Devon Local Plan 2013 - 2031).  

 
 14. Prior to the installation of any wall or fence boundary treatment, and notwithstanding the 

details shown on the submitted boundary treatment plans, details of wildlife holes to be 
installed in the boundary treatments shall be submitted to, and approved in writing by, 
the Local Planning Authority. Works shall be carried out in accordance with the agreed 
details, and shall be retained for the lifetime of the development.  

 (Reason - To ensure that the development makes provision for wildlife, in accordance 
with the provisions of Policy EN5 (Wildlife Habitats and Features) of the East Devon 
Local Plan 2013 - 2031). 

 
15. Prior to the first occupation of any dwelling hereby approved, details of cycle storage 

facilities for each property shall be submitted to, and approved in writing by, the Local 
Planning Authority. Development shall be carried out in accordance with the approved 
details, and the agreed cycle storage shall be installed prior to the first occupation of any 
dwelling.  

 (Reason - To ensure that adequate cycle storage is provided, in accordance with the 
provisions of Policy CB20 (Parking at Cranbrook) of the Cranbrook Plan 2013 - 2031). 

 
16. The roads, footpaths and turning spaces shown on the plans hereby approved, shall be 

constructed in such a manner as to ensure that, before it is occupied, each dwelling is 
served by a properly consolidated and surfaced footpath and carriageway to at least 
base course level between the dwelling and existing highway. Furthermore, the parking 
space/s for each dwelling shall be constructed and available for use prior to first 
occupation of the units to which it is associated. The gradient of the proposed drives 
shall not be steeper than 1 in 10 and shall be permanently retained at that gradient 
thereafter at all times. 

   
 (Reason - To ensure that each property has adequate and suitable access and parking 

available prior to occupation, in accordance with the provisions of Policy CB20 (Parking 
at Cranbrook) of the Cranbrook Plan 2013 - 2031, and Policy TC7 (Adequacy of Road 
Network and Site Access) of the East Devon Local Plan 2013 - 2031).  

 
17. All garden gates shall be fitted with a method of locking them from both sides, prior to 

the first occupation of the property which they provide access to. 
 (Reason - To ensure that the garden areas are capable of being secured, in accordance 

with the provisions of Policy D1 (Design and Local Distinctiveness) of the East Devon 
Local Plan 2013- 2031). 

 
18. Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) (England) Order 2015 as amended (or any order revoking and re-enacting 
that Order with or without modification), no boundary treatments including walls, fences, 
railings or other means of enclosure shall be erected, altered or removed without the 
prior written approval of the Local Planning Authority. 

 (Reason - In the interests of preserving and enhancing the character and appearance of 
the area and/or protecting the privacy of local residents in accordance with Policy D1 - 
Design and Local Distinctiveness of the Adopted East Devon Local Plan 2013-2031.) 

  
19. All meter boxes shall be sited and treated/coloured to match the proposed immediately 

surrounding wall colour to minimise visibility from the public realm.  



 

22/2354/MFUL  

 (Reason - In the interests of visual amenity in accordance with Policy D1 (Design and 
Local Distinctiveness) of the East Devon Local Plan.) 

 
20. Prior to the commencement of development above slab level, a Conveyance and 

Adoption Plan depicting to whom the following assets are proposed for transfer of 
ownership and/or maintenance shall be submitted to and approved in writing by the Local 
Planning Authority. Conveyance and Adoption shall take place in accordance with the 
agreed plans unless otherwise agreed in writing by the Local Planning Authority:  

      
  o Highways and Private Drives 
  o Car Parking Spaces (Private and Unallocated)  
  o Pedestrian and Cycle Paths 
  o Existing Trees and Hedgerows  
  o Public Open Spaces (Hard and Soft Landscaped) 
  o Private Dwellings  
  o Affordable Housing  
      
 (Reason - To ensure that there is clarity at all stages of place making as to which 

organisation or Local Authority is likely to take on which asset and to help minimise the 
risk of the inappropriate disposal of key assets and connecting routes.) 

 
21. Prior to the installation of below ground infrastructure, details of the infrastructure and a 

timetable for its installation shall have been submitted to and approved in writing by the 
Local Planning Authority. The details shall include the design and layout (with positions, 
dimensions and levels) of service trenches, ditches, drains, pipes, cabling, electric 
vehicle charging points and other excavations. Ducting for electronic communications 
shall be provided that shall be capable of accommodating at least 6 separate fibre-optic 
cables that enable electronic communications services network suppliers to connect 
freely between the boundary of the site and the inside of all buildings. The relevant 
infrastructure shall be installed in accordance with the approved details. 

 (Reason: To facilitate the development of high speed broadband communication 
networks for the development, and in the interests of amenity, to ensure that above 
ground landscaping is not compromised by arrangements for below ground 
infrastructure in accordance with Strategy 3 (Sustainable Development), Strategy 11 
(Integrated Transport and Infrastructure Provision at East Devon's West End), Strategy 
12 (Development at Cranbrook) and 38 (Sustainable Design and Construction) and 
policy D1 (Design and Local Distinctiveness) of the Adopted East Devon Local Plan 2013 
- 2031 and with paragraph 42 of the National Planning Policy Framework 2018). 

 
22. Prior to the installation of the final wearing course on all footways, footpaths and roads, 

details including design and finished appearance of the respective materials shall be 
submitted to and approved in writing by the local Planning Authority.  The development 
shall only proceed in accordance with the agreed material/s. 

  
 (Reason: To ensure a high quality finish that enhances the character of the area in 

accordance with Policy D1 (Design and Local Distinctiveness of the adopted East Devon 
Local Plan). 

 
23.  The proposed estate road, cycleways, footways, footpaths, verges, junctions, street 

lighting, sewers, drains, retaining walls, service routes, surface water outfall, road 
maintenance/vehicle overhang margins, embankments, visibility splays, accesses, car 
parking and street furniture shall be constructed and laid out in accordance with details 
to be approved by the Local Planning Authority in writing before their construction begins, 
For this purpose, plans and sections indicating, as appropriate, the design, layout, levels, 
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gradients, materials and method of construction shall be submitted to the Local Planning 
Authority.  

 (Reason – To ensure the safe operation of highways within the development site, in 
accordance with Policies CB8 (Cranbrook and Broadclyst Station Built-up Area 
Boundaries) and CB21 (Cranbrook Town Centre) of the Cranbrook Plan 2013 – 2031, 
and Policy TC7 (Adequacy of Road Network and Site Access) of the Cranbrook Plan 
2013 – 2031).  

 
24.  The proposed roads, including footpaths and turning spaces where applicable, shall be 

constructed in such a manner as to ensure that each dwelling before it is occupied shall 
be served by a properly consolidated and surfaced footpath and carriageway to at least 
base course level between the dwelling and existing highway. Furthermore, there shall 
be an area of hard standing at least 6m in length (as measured from the nearside edge 
of the highway to the face of the garage doors), where the doors are of an up-and-over 
type.  

 (Reason – To ensure the safe operation of highways within the development site, in 
accordance with Policies CB8 (Cranbrook and Broadclyst Station Built-up Area 
Boundaries) and CB21 (Cranbrook Town Centre) of the Cranbrook Plan 2013 – 2031, 
and Policy TC7 (Adequacy of Road Network and Site Access) of the Cranbrook Plan 
2013 – 2031). 

 
25.  Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 1995 (or any order revoking and re-enacting that Order), the use of 
any existing garage, or garage hereby permitted, as part of this development shall not 
be used other than for the parking of domestic vehicles and not further ancillary 
residential accommodation, business use or any other purpose whatsoever.  

 (Reason – To ensure the adequate provision of parking within the development site, in 
accordance with Policy CB20 (Parking at Cranbrook) of the Cranbrook Plan 2013 – 
2031). 

 
26.  Notwithstanding the submitted details and prior to the installation or construction of the 

relevant element, detailed plans, elevations and sectional drawings at an appropriate 
scale of the following items shall be submitted to and approved in writing by the Local 
Planning Authority: 
                 
                o             Front Canopies  
                o             Windows and Doors (including brick detailing) 
                o             Boundary Treatments 
                 
The development shall be carried out in accordance with the approved details.  
                                 
(Reason - This is prior to the relevant element as insufficient information has been 
submitted to satisfy the Local Planning Authority regarding the above to ensure that the 
development is acceptable in accordance with Policy D1 (Design and Local 
Distinctiveness) of the East Devon Local Plan 2013-2031.) 

 
 
27. Notwithstanding the submitted layout, prior to the first occupation any dwelling within the 

development, a revised layout to identify the location of unallocated spaces and a 
scheme to identify unallocated car parking spaces within the development shall be 
submitted to and be approved in writing by the Local Planning Authority. The unallocated 
spaces shall be provided in blocks of 4 unless otherwise agreed by the Local Planning 
Authority. The method of identification for each space must be installed prior to first use 
of each unallocated car parking space and must be retained for the lifetime of the 
development. 
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 The development shall be carried out in accordance with the approved details.  
  
 (Reason - To ensure unallocated spaces are suitably located and to reduce conflict 

between private and visitor car parking spaces in accordance with Strategy 37 and Policy 
D1 of the adopted Local Plan and Policy CB20 of the Cranbrook Plan DPD.)   

 
28. Prior to the first occupation of the development hereby permitted, details of a scheme to 

facilitate the control of parking on the highways within this development shall have been 
submitted to and agreed in writing by the Local Planning Authority. The scheme shall 
include details of all relevant steps necessary for its implementation, clearly setting out 
which organisation is responsible for each step together with a proposed timetable for 
the implementation of the relevant steps. The implementation of the agreed scheme shall 
be carried out in accordance with the approved proposed timetable unless otherwise 
agreed in writing by the Local Planning Authority. 
 
(Reason – To ensure that adequate parking provision is provided and to reduce 
inappropriate parking in accordance with Strategy 37 of the Adopted Local Plan and 
Policy CB20 of the Cranbrook Plan (2022).) 
 

29.  There shall be an area of hard standing at least 6m in length (as measured from the 
nearside edge of the highway to the face of the garage doors), where the doors are of 
an up-and-over type. Furthermore, any tandem parking spaces must be a combined 
minimum of 11.5 metres in length (as measured from the nearside edge of the highway 
to the edge of the building/garage door where the doors are of an up-and-over type.).  
(Reason – To ensure that adequate space is provided for garages and parking spaces 
to be used without detriment to highway safety, including that of pedestrians, and to 
accord with the provisions of Policy CB20 (Parking at Cranbrook) of the Cranbrook Plan 
2013 - 2031, and Policy TC7 (Adequacy of Road Network and Site Access) of the East 
Devon Local Plan 2013 - 2031). 
 

30. Prior to any development above foundation level taking place, samples of the external 
materials to be used on all build structures, including boundary treatment, shall be 
submitted to, and approved in writing by, the Local Planning Authority. Development 
shall be carried out in accordance with the agreed details.  

 (Reason – To ensure that the materials used are appropriate, in order to ensure an 
acceptable character and appearance of the site, in accordance with the provisions of 
Policies CB15 (Design Codes and Place Making) and CB22 (Residential Development 
in the Town Centre and Neighbourhood Centres) of the Cranbrook Plan 2013 – 2031, 
and Policy D1 (Design and Local Distinctiveness)of the East Devon Local Plan 2013  - 
2031). 

 
31.  In addition to the landscaping details required to discharge condition 17 of outline 

planning application 03/P1900, the landscaping details provided shall include details of 
sort and hard landscaping, including boundary treatments for the public open space 
situated between parcels TC5 and TC6. These details shall be submitted to, and 
approved in writing by, the Local Planning Authority prior to the occupation of any 
dwelling to which this permission relates. The landscaping shall be carried out in 
accordance with the agreed details.  
(Reason - In the interests of amenity and to preserve and enhance the character and 
appearance of the area in accordance with Strategy 3 (Sustainable Development), 
Strategy 4 (Balanced Communities), Strategy 5 (Environment), Strategy 43 (Open 
Space Standards), Policy D1 (Design and Local Distinctiveness), Policy D2 (Landscape 
Requirements) and Policy D3 (Trees in relation to development) of the East Devon Local 
Plan).  
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NOTE FOR APPLICANT 
 
 
Informative: 
In accordance with the requirements of Article 35 of the Town and Country Planning 
(Development Management Procedure) (England) Order 2015 in determining this application, 
East Devon District Council has worked positively with the applicant to ensure that all relevant 
planning concerns have been appropriately resolved. 
 
Biodiversity Net Gain Informative: 
Paragraph 13 of Schedule 7A to the Town and Country Planning Act 1990 means that this 
planning permission is deemed to have been granted subject to ''the biodiversity gain 
condition" (BG condition).  
 
The Local Planning Authority cannot add this condition directly to this notice as the condition 
has already been applied by law.  This informative is to explain how the biodiversity condition 
applies to your development. 
 
The BG conditions states that development may not begin unless: 
(a) a Biodiversity Gain Plan (BG plan) has been submitted to the planning authority, and 
(b) the planning authority has approved the BG plan.  
 
In this case the planning authority you must submit the BG Plan to is East Devon District 
Council. 
There are some exemptions and transitional arrangements which mean that the biodiversity 
gain condition does not always apply. These are listed below. 
 
Based on the information available this permission is considered to be one which will not 
require the approval of a biodiversity gain plan before development is begun because one 
or more of the statutory exemptions or transitional arrangements in the list below is/are 
considered to apply. 
In this case exemption 1 from the list below is considered to apply:  
 
Statutory exemptions and transitional arrangements in respect of the biodiversity gain 
condition. 
 
1. The application for planning permission was made before 12 February 2024. 
 
2. The planning permission relates to development to which section 73A of the Town and 
Country Planning Act 1990 (planning permission for development already carried out) applies.  
 
3. The planning permission was granted on an application made under section 73 of the Town 
and Country Planning Act 1990 and  
 
(i)  the original planning permission to which the section 73 planning permission relates was 
granted before 12 February 2024; or 
 
(ii) the application for the original planning permission to which the section 73 planning 
permission relates was made before 12 February 2024. 
 
4. The permission which has been granted is for development which is exempt being:  
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4.1  Development which is not 'major development' (within the meaning of article 2(1) of the 
Town and Country Planning (Development Management Procedure) (England) Order 2015) 
where: 
 
(i) the application for planning permission was made before 2 April 2024;   
 
(ii) planning permission is granted which has effect before 2 April 2024; or  
 
(iii) planning permission is granted on an application made under section 73 of the Town 
and Country Planning Act 1990 where the original permission to which the section 73 
permission relates* was exempt by virtue of (i) or (ii). 
 
4.2  Development below the de minimis threshold, meaning development which: 
 
(i) does not impact an onsite priority habitat (a habitat specified in a list published under 
section 41 of the Natural Environment and Rural Communities Act 2006); and 
 
(ii) impacts less than 25 square metres of onsite habitat that has biodiversity value greater 
than zero and less than 5 metres in length of onsite linear habitat (as defined in the statutory 
metric). 
 
4.3 Development which is subject of a householder application within the meaning of 
article 2(1) of the Town and Country Planning (Development Management Procedure) 
(England) Order 2015. A "householder application" means an application for planning 
permission for development for an existing dwellinghouse, or development within the curtilage 
of such a dwellinghouse for any purpose incidental to the enjoyment of the dwellinghouse 
which is not an application for change of use or an application to change the number of 
dwellings in a building. 
 
4.4 Development of a biodiversity gain site, meaning development which is undertaken 
solely or mainly for the purpose of fulfilling, in whole or in part, the Biodiversity Gain Planning 
condition which applies in relation to another development, (no account is to be taken of any 
facility for the public to access or to use the site for educational or recreational purposes, if 
that access or use is permitted without the payment of a fee). 
 
4.5 Self and Custom Build Development, meaning development which: 
 
(i) consists of no more than 9 dwellings; 
 
(ii) is carried out on a site which has an area no larger than 0.5 hectares; and 
 
(iii) consists exclusively of dwellings which are self-build or custom housebuilding (as 
defined in section 1(A1) of the Self-build and Custom Housebuilding Act 2015). 
 
Irreplaceable habitat 
 
If the onsite habitat includes irreplaceable habitat (within the meaning of the Biodiversity Gain 
Requirements (Irreplaceable Habitat) Regulations 2024) there are additional requirements for 
the content and approval of Biodiversity Gain Plans.  
 
The Biodiversity Gain Plan must include, in addition to information about steps taken or to be 
taken to minimise any adverse effect of the development on the habitat, information on 
arrangements for compensation for any impact the development has on the biodiversity of the 
irreplaceable habitat. 
 



 

22/2354/MFUL  

The planning authority can only approve a Biodiversity Gain Plan if satisfied that the adverse 
effect of the development on the biodiversity of the irreplaceable habitat is minimised and 
appropriate arrangements have been made for the purpose of compensating for any impact 
which do not include the use of biodiversity credits. 
 
Plans relating to this application: 
 
102 P5 : storey 

heights - 
phase 5/6/7A 

Other Plans 20.08.25 

  
104 P5 : EV 

charging - 
phase 5/6/7A 

Other Plans 20.08.25 

  
105 P5 : refuse 

collection - 
phase 5/6/7A 

Other Plans 20.08.25 

  
106 P7 : Phase 

5,6,7A 
Street Scene 20.08.25 

  
164723 C.120-01 

P6 : planning 
levels parcel 
5 

Other Plans 20.08.25 

  
164723 C.120-02 

P6 : planning 
levels parcel 
6 

Other Plans 20.08.25 

  
164723 C.120-03 

P6 : planning 
levels parcel 
7A 

Other Plans 20.08.25 

  
164723 C.200-01 

P6 : drainage 
parcel 5 

Layout 20.08.25 

  
164723 C.200-02 

P6 : drainage 
parcel 6 

Layout 20.08.25 

  
164723 C.200-03 

P6 : drainage 
parcel 7A 

Layout 20.08.25 

  
CTC-501 P2 : 

Alnmouth 
plots 31/32 

Proposed Combined Plans 20.08.25 
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CTC-502-1 P2 : 
Redhill plots 
91/92 

Proposed Combined Plans 20.08.25 

  
CTC-502-1 P3 : 

redhill 
Proposed Combined Plans 20.08.25 

  
CTC-503 P2 : 

Charndale 
plots 01 

Proposed Combined Plans 20.08.25 

  
CTC-504-1 P3 : 

Barndale plot 
22 

Proposed Combined Plans 20.08.25 

  
CTC-504-2 P4 : 

Barndale 
plots 35/51 

Proposed Combined Plans 20.08.25 

  
CTC-505 P3 : 

Addleboroug
h plots 
02/05/06/30/
34 

Proposed Combined Plans 20.08.25 

  
CTC-506 P3 : 

deepdale 
plots 
03/04/07/29/
33 

Proposed Combined Plans 20.08.25 

  
CTC-508 P3 : 

Thorncombe 
plots 
12/13/14/46/
47/48/60/61/
62/88/89/90 

Proposed Combined Plans 20.08.25 

  
CTC-509-1 P3 : 

Saunton 
plots 
18/19/20/212 

Proposed Combined Plans 20.08.25 

  
CTC-509-2 P2 : 

Saunton 
plots 
10/11/23/24/
25/55/56/57/
58 

Proposed Combined Plans 20.08.25 

  
CTC-510 P3 : 

Ashdown 
plots 
26/39/40/43/
44/65/66/69/

Proposed Combined Plans 20.08.25 
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70/79/80/81/
82/83/84/85/
86 

  
CTC-511-1 P3 : 

Ashdown plot 
16 

Proposed Combined Plans 20.08.25 

  
CTC-511-2 P3 : 

Ashdown 
plots 
15/37/38/63/
64/67/68/71/
72 

Proposed Combined Plans 20.08.25 

  
CTC-511-3 P2 : 

Ashdown 
plots 
09/27/42/45/
67/87 

Proposed Combined Plans 20.08.25 

  
CTC-512-1 P3 : 

Ashdown plot 
17 

Proposed Combined Plans 20.08.25 

  
CTC-512-2 P3 : 

Ashdown 
plots 
08/28/36/41/
43/77 

Proposed Combined Plans 20.08.25 

  
CTC-513-1 P1 : 

garage plot 1 
Proposed Combined Plans 20.08.25 

  
CTC-522-1 P1 : 

Wareham 
plots 52/54 

Proposed Combined Plans 20.08.25 

  
CTC-522-2 P1 : 

Wareham 
plot 53 

Proposed Combined Plans 20.08.25 

  
SD-0110 : 

projecting 
brick detail 
panel 

Other Plans 20.08.25 

  
107 P6 : material 

plan phase 
5/6/7A 

Other Plans 01.09.25 

  
100 P15 : Planning 

Layout 
Phase 5,6,7A 

Layout 02.09.25 
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101 P6 : affordable 
layout 

Layout 02.09.25 

  
SD-0110: Brick 

Wall 1.8m 
Detail 

Other Plans 02.09.25 

  
SD-0111: Rear 

Garden 
Fence 1.8M 
Detail 

Other Plans 02.09.25 

  
SD-0113:Brick 

Wall 1.5m + 
0.3m Trellis 

Other Plans 02.09.25 

  
SD0112: Metal 

Railings 1.2m 
Detail 

Other Plans 02.09.25 

  
112 P4 Location Plan 08.09.25 

 
Cranbrook 

Hydraulic 
Modelling 
Persimmon 
Phases 5A, 
5B and 7A 
(10634 TN01 
Rv0) 

Additional Information 04.09.25 

 
 
The conditions, informatives and plans relating to application 22/2354/MFUL are as follows: 
 
 1. The development hereby permitted shall be begun before the expiration of three years 

from the date of this permission and shall be carried out as approved.  
 (Reason - To comply with section 91 of the Town and Country Planning Act 1990 as 

amended by Section 51 of the Planning and Compulsory Purchase Act 2004). 
 
 2. The development hereby permitted shall be carried out in accordance with the approved 

plans listed at the end of this decision notice. 
 (Reason - For the avoidance of doubt.) 
 
 3. No development shall commence until a phasing plan has been submitted to and 

approved in writing by the Local Planning Authority.  The development hereby permitted 
shall be carried out in accordance with the Site phasing plan, unless otherwise agreed 
in writing with the Local Planning Authority.  

   
 A pre-commencement condition to required to ensure that sufficient detail and 

understanding of the phasing is confirmed prior to works commencing. 
   
 (Reason: To ensure the proper development of the site and to satisfy Policies TC2 

(Accessibility of New Development) and TC7 (Adequacy of Road Network and Site 
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Access) of the Adopted East Devon Local Plan 2013 - 2031 and with the guidance 
contained within the National Planning Policy Framework 2018 

 
 4. (a) Prior to the commencement of any works on site (including demolition and site 

clearance or tree works), a scheme for the protection of the retained trees, hedges and 
shrubs shall be produced in accordance with the principles embodied in BS5837 :2012, 
which provides for the retention and protection of trees, shrubs and hedges growing on 
or adjacent to the site, [including trees which are the subject of a Tree Preservation Order 
currently in force], shall be submitted to and approved in writing by the Local Planning 
Authority. No development or other operations shall take place except in complete 
accordance with the approved protection scheme. 

 b) No operations shall be undertaken on site in connection with the development hereby 
approved (including any tree felling, tree pruning, demolition works, soil moving, 
temporary access construction and / or widening or any operations involving the use of 
motorised vehicles or construction machinery) until the protection works required by the 
approved protection scheme are in place. 

 c) No burning shall take place in a position where flames could extend to within 5m of 
any part of any tree to be retained.  

 d) No trenches for services or foul/surface water drainage shall be dug within the crown 
spreads of any retained trees (or within half the height of the trees, whichever is the 
greater) unless agreed in writing by the Local Planning Authority. All such installations 
shall be in accordance with the advice given in Volume 4: National Joint Utilities Group 
(NJUG) Guidelines For The Planning, Installation And Maintenance Of Utility Apparatus 
In Proximity To Trees (Issue 2) 2007.  

 e) No excavations for services, storage of materials or machinery, parking of vehicles, 
deposit or excavation of  soil or rubble, lighting of fires or disposal of liquids shall take 
place within any area designated as being fenced off or otherwise protected in the 
approved protection scheme. 

 f) Protective fencing shall be retained intact for the full duration of the development 
hereby approved and shall not be removed or repositioned without the prior written 
approval of the Local Planning Authority. 

 g) No trees, shrubs or hedges within the site which are shown as being planted or 
retained on the approved plans shall be felled, uprooted, wilfully damaged or destroyed, 
cut back in any way or removed without the prior written consent of the Local Planning 
Authority. Any trees, shrubs or hedges removed without such consent, or which die or 
become severely damaged or seriously diseased within five years from the occupation 
of any building, or the development hereby permitted being brought into use shall be 
replaced with trees, shrubs or hedge plants of similar size and species unless the Local 
Planning Authority gives written consent to any variation. 

  
 A pre-commencement condition is required to ensure that trees are adequately protected 

prior to the commencement of development. 
  
 (Reason: To ensure retention and protection of trees on the site prior to and during 

construction in the interests of amenity and to preserve and enhance the character and 
appearance of the area in accordance with Policies D1 (Design and Local 
Distinctiveness) and D3 (Trees and Development Sites) of the East Devon Local Plan 
2013-2031).   

 
 5. Prior to the commencement of development, a waste audit statement shall be submitted 

to, and approved in writing by the Local Planning Authority. This statement shall include 
all information outlined in the waste audit template provided in Devon County Council's 
Waste Management and Infrastructure Supplementary Planning Document. The 
following points shall be addressed in the statement:  
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 o Identify measures taken to avoid all waste occurring. 
 o Demonstrate the provisions made for the management of any waste generated to be 

in accordance with the waste hierarchy. 
 o The amount of construction, demolition and excavation waste in tonnes, set out by the 

type of material.  
 o Identify targets for the re-use, recycling and recovery for each waste type from during 

construction, demolition and excavation, along with the methodology for auditing this 
waste including a monitoring scheme and corrective measures if failure to meet targets 
occurs.  

 o The details of the waste disposal methods likely to be used, including the name and 
location of the waste disposal site, and justification as to why this waste cannot be 
managed more sustainably.  

  
 The development shall be carried out in accordance with the approved statement. 
  
 A pre-commencement condition is required and the details sought by this condition need 

to be assessed prior to development starting.  
  
 (Reason: To minimise the amount of waste produced and promote sustainable methods 

of waste management in accordance with Policy W4 of the Devon Waste Plan and the 
Waste Management and Infrastructure Supplementary Planning Document. This 
information is required pre-commencement to ensure that all waste material is dealt with 
in a sustainable way from the outset of the development including any groundworks, 
demolition, construction and operation). 

 
6.   Notwithstanding the submitted drainage details, no development hereby permitted shall 

commence until the following information has been submitted to and approved in writing 
by the Local Planning Authority: 

  
 (a) Details of which swale each area will drain into.  
 (b) The MicroDrainage model outputs for basin 2c, to include upstream flows from the 

attenuation tank and swale, and details of how the flows entering the basin have been 
assessed.  

 (c) Details of above ground SUDS (Sustainable Urban Drainage System) proposals for 
the development 

 (d) A plan indicating how exceedance flows will be safely managed at the site. 
(e) details of provisions within the site for the disposal of surface water to prevent its 
discharge onto the highway 

 
  
7.  Development shall be carried out in accordance with the agreed details, and no dwelling 

within TC7A shall be occupied until the approved works to Basin 2C and construction of 
a new surface water feature (ref. 22/2307/MRES) have been completed and approved 
details have been implemented in accordance with the details under (a) - (d) above.  

  
 (Reason - The above conditions are pre-commencement to ensure the proposed surface 

water drainage system will operate effectively and will not cause an increase in flood risk 
either on the site, adjacent land or downstream in line with SuDS for Devon Guidance 
(2017) and national policies, including NPPF and PPG, and to accord with the provisions 
of Policy CB26 (Landscape, Biodiversity and Drainage) of the Cranbrook Plan 2013 – 
2031 and Policies EN22 (Surface Run-Off Implications of New Development) and TC7 
–(Adequacy of Road Network and Site Access) of the East Devon Local Plan 2013 – 
2031).  
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8. A Landscape and Ecology Management Plan (LEMP) for a minimum 30-year period 
 following completion of the development (or relevant phase thereof) shall be submitted 
 to, and approved in writing by, the local planning authority prior to the commencement 
 of the development. The Plan shall be based on the submitted Ecological Assessment 
 (produced by Ecology Solutions, dated September 2022, the Biodiversity Net Gain 
 Statement and Assessment, produced by GE Consulting Services, dated 29th august 
 2025, and the comments provided by East Devon District Council’s District Ecologist 
 on  3rd September 2025 and the hard and soft landscape plans and associated 
 details  (approved through other conditions attached to this consent) and shall include 
 the  following: 

a. Details of the body or organization responsible for implementation of the plan 
accompanied by a site plan showing areas to be adopted; maintained by 
management company or other defined body; and areas to be privately owned/ 
maintained. 

b. Details of the legal and funding mechanism(s) by which the long-term 
implementation of the plan will be secured by the developer with the management 
body/ bodies responsible for its delivery.  

c. A description and evaluation of landscape and ecological features to be created/ 
managed and any site constraints that might influence management.  

d. Landscape and ecological management aims and objectives for the site. 
e. A condition survey of existing trees, hedgerow and other habitat to be retained as 

a baseline for future monitoring and to identify any initial works required to address 
defects/ issues identified and bring them into good condition.  

f. Detailed maintenance works schedules covering regular cyclical work and less 
regular/ occasional works (including an annual work plan capable of being rolled 
forward over a minimum 30-year period). in relation to:  

i. Existing trees, woodland and hedgerows/banks.  
ii. Hedgerow management shall be carried out in accordance with the Hedge 

Management Cycle as set out in Hedgelink guidance.  
g. New trees, woodland areas, hedges and amenity planting areas.  
h. Grassland, wildflower and any other habitat areas proposed. 
i. The location and design of biodiversity features including integrated bird boxes, 

integrated bat boxes, and other features, e.g., permeable fencing, to be shown 
clearly on accompanying plans. 

j. Boundary structures, drainage swales, water bodies and other infrastructure/ 
facilities within public/ communal areas.  

k. Arrangements for inspection and monitoring of the site and maintenance practices. 
l. Arrangements for periodic review and update of the plan that may be required to 

meet the objectives of the plan and reflect any relevant changes to site, legislation 
and best practice guidance. 

m. The Plan shall also set out (where the results from monitoring show that its 
conservation aims and objectives are not being met) how contingencies and/or 
remedial action will be identified, agreed and implemented so that the development 
still delivers the fully functioning biodiversity objectives of the originally approved 
scheme.  

The approved Plan shall be implemented in accordance with the approved details. 
 
 A pre-commencement condition is required to ensure these matters are fully considered 

to ensure that ecological harm during construction is minimised.  
(Reason - To secure the establishment and maintenance of habitats and to ensure that 
protected and notable species are protected during construction, that proposed species 
enhancement features are installed, and to ensure ecological impacts are mitigated for 
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(given the constraints of the site) in accordance with Policy EN5 (Wildlife Habitats and 
Features) of the Adopted East Devon Local Plan 2013-2031 and to ensure the 
successful protection and establishment of trees in accordance with Policy D3 (Trees 
and Development Sites) of the East Devon Local Plan 2013-2031 and Policy CB15(7) 
(Design Codes and Place Making) of the adopted Cranbrook Plan 2013-2031. 
 

9.  No development shall take place (including ground works) until a Construction and 
 Ecological Management Plan (CEcoMP) relevant to the development areas has been 
 submitted to and approved in writing by the local planning authority. The CEcoMP shall 
 include the following.  

 
a. Risk assessment of potentially damaging construction activities. 
b. Identification of "biodiversity protection zones".  
c. Practical measures (both physical measures and sensitive working practices) to 

avoid or reduce impacts during construction (may be provided as a set of method 
statements).  

d. The location and timing of sensitive works to avoid harm to biodiversity features.  
e. The times during construction when specialist ecologists need to be present on site 

to oversee works.  
f. Responsible persons and lines of communication, including reporting compliance 

of actions to the LPA.  
g. Details regarding the proposed reptile translocation, including receptor site details 

in accordance with .GOV guidance 
h. The role and responsibilities on site of an ecological clerk of works (ECoW), 

including any licence requirements, e.g., for reptiles, dormice and bats.  
i. Use of protective fences (including buffer distances), exclusion barriers and 

warning signs.  
 
The approved CEcoMP shall be adhered to and implemented throughout the 
construction period strictly in accordance with the approved details, unless otherwise 
agreed in writing by the local planning authority. 

 
  A pre-commencement condition is required to ensure these matters are fully considered 

to ensure that ecological harm during construction is minimised.  
(Reason - To secure the establishment and maintenance of habitats and to ensure that 
protected and notable species are protected during construction, that proposed species 
enhancement features are installed, and to ensure ecological impacts are mitigated for 
(given the constraints of the site) in accordance with Policy EN5 (Wildlife Habitats and 
Features) of the Adopted East Devon Local Plan 2013-2031 and to ensure the 
successful protection and establishment of trees in accordance with Policy D3 (Trees 
and Development Sites) of the East Devon Local Plan 2013-2031 and Policy CB15(7) 
(Design Codes and Place Making) of the adopted Cranbrook Plan 2013-2031. 

 
10. 1) No development work shall commence on site until the following information has been 

submitted and approved: 
a) A full set of hard landscape details for proposed walls, fencing, retaining structures, 
pavings and edgings, lighting, site furniture, play equipment and signage. 
b) Tree pit and tree staking/ guying details including details for extended soil volume 
under paving where necessary for trees within/ adjacent to hard paving. 
c) A detailed site levels plan(s) indicating existing and proposed levels and showing the 
extent of earthworks and any retaining walls. This shall be accompanied by 
representative sections through the site at a scale of 1:200 or greater clearly showing 
existing and proposed ground level profiles across the site and relationship to 
surroundings. 
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d) A soil resources plan prepared in accordance with Construction Code of Practice for 
the Sustainable use of Soils on Construction Sites - DEFRA September 2009, which 
should include: 
- a plan showing topsoil and subsoil types based on trial pitting and laboratory analysis, 
and the areas to be stripped and left in-situ. 
- methods for stripping, stockpiling, re-spreading and ameliorating the soils. 
- location of soil stockpiles and content (e.g. Topsoil type A, subsoil type B). 
- schedules of volumes for each material. 
- expected after-use for each soil whether topsoil to be used on site, used or sold off site, 
or subsoil to be retained for landscape areas, used as structural fill or for topsoil 
manufacture. 
- identification of person responsible for supervising soil management. 
 
2) The works shall be executed in accordance with the approved drawings and details 
and shall be completed prior to first use of the proposed buildings with the exception of 
planting which shall be completed no later than the first planting season following first 
use. 
 
3) Any new planting or grass areas which fail to make satisfactory growth or dies within 
five years following completion of the development shall be replaced with plants of similar 
size and species to the satisfaction of the LPA. 
(Reason - In the interests of amenity and to preserve and enhance the character and 
appearance of the area in accordance with Strategy 3 (Sustainable Development), 
Strategy 4 (Balanced Communities), Strategy 5 (Environment), Strategy 43 (Open 
Space Standards), Policy D1 (Design and Local Distinctiveness), Policy D2 (Landscape 
Requirements) and Policy D3 (Trees in relation to development) of the East Devon Local 
Plan. The landscaping scheme is required to be approved before development starts to 
ensure that it properly integrates into the development from an early stage.) 

 
 
11. No development shall commence until detailed plans at an appropriate scale of the 

proposed highway mitigation measures on Tillhouse Road to reduce vehicular speeds 
at and around the proposed access points have been submitted to and approved in 
writing by the Local Planning Authority in consultation with DCC Highway Authority. The 
approved mitigation measures shall be installed prior to the first occupation of any 
dwelling or in accordance with a programme agreed in writing with the Local Planning 
Authority. 

   
 The development shall be carried out in accordance with the approved details.  
    
 (Reason - This is pre-commencement as insufficient information has been submitted to 

satisfy the Local Planning Authority regarding the above to ensure that the development 
is acceptable in accordance with Policy TC7 (Adequacy of Road Network and Site 
Access) of the East Devon Local Plan 2013-2031.) 

 
12. The development shall be carried out in strict accordance with the Ecological 
 Assessment (produced by Ecology Solutions, dated September 2022, the 
 Biodiversity Net Gain Statement and Assessment, produced by GE Consulting 
 Services, dated 29th august 2025, and the comments provided by East Devon 
 District Council’s District Ecologist on 3rd September 2025, in particular the 
 ecological mitigation and enhancement measures detailed in these documents.  The 
 development shall not be first occupied until the local planning authority has 
 been provided with a compliance report by a qualified ecologist, including 
 photographs and completed toolbox talk sheets, detailing that all ecological 
 mitigation and enhancement features, including: 
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a. integrated bat boxes  
b. integrated bird boxes (1 per dwelling)  
c. insect bricks (1 per dwelling)  
d. hedgehog highways [13 cm2 holes at ground level every 10 m]  

 
 have been installed/constructed, and compliance with any ecological method 
 statements, Construction and Ecological Management Plan (CEcoMP) and 
 Landscape and Ecological Management Plan (LEMP). 
 

 (Reason - To ensure that the development makes provision for wildlife, in accordance 
with the provisions of Policy EN5 (Wildlife Habitats and Features) of the East Devon 
Local Plan 2013 - 2031). 

 
 
 13. Prior to the first occupation of the development hereby permitted, details of the 

necessary on site infrastructure, which ensures that systems within the property connect 
at the plot boundary to the decentralised energy network (and including a timetable for 
all connections) shall have been submitted to and agreed in writing by the Local Planning 
Authority. 

    
 For the avoidance doubt, the development shall be connected to the Decentralised 

Energy Network in the locality and the buildings shall be constructed so that the internal 
systems for space and water heating are connected to the decentralised energy network 
prior to their first occupation for their permitted use.  

 Works shall be carried out in accordance with the agreed details 
   
 (Reason: In the interests of sustainable development in accordance with Strategy 38 

(Sustainable Design and Construction) and Strategy 40 (Decentralised Energy Network) 
of the Adopted East Devon Local Plan 2013-2031). 

 
 14. Notwithstanding the details set out on the approved plans, which are otherwise hereby 

approved, and prior to the first occupation of the development hereby permitted, full 
details, comprising  design and, where necessary, internal layouts, of the bin stores and 
waste collection points identified, shall have been submitted to and agreed in writing by 
the Local Planning Authority and the respective stores and points laid out in accordance 
with the agreed details.   

   
 (Reason: To ensure a coordinated and manageable approach is provided in respect of 

waste and recycling collection in accordance with Policy D1 (Design and Local 
Distinctiveness) of the adopted East Devon Local Plan). 

 
 15. Should any contamination of soil and/or ground or surface water be discovered during 

excavation of the site or development, the Local Planning Authority should be contacted 
immediately. Site activities in the area affected shall be temporarily suspended until such 
time as a method and procedure for addressing the contamination is agreed upon in 
writing with the Local Planning Authority and/or other regulating bodies. 

 (Reason: To ensure that any contamination existing and exposed during the 
development is identified and remediated, in accordance with the provisions of Policy 
EN16 (Contaminated Land) of the East Devon Local Plan 2013 - 2031).  

 
 16. Prior to the installation of any wall or fence boundary treatment, details of wildlife holes 

to be installed in the boundary treatments shall be submitted to, and approved in writing 
by, the Local Planning Authority. Works shall be carried out in accordance with the 
agreed details.  
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 (Reason - To ensure that the development makes provision for wildlife, in accordance 
with the provisions of Policy EN5 (Wildlife Habitats and Features) of the East Devon 
Local Plan 2013 - 2031). 

 
17. Prior to any works above foundation level taking place, details of Bat, bird and insect 

boxes/bricks to be installed on each dwelling shall be submitted to, and approved in 
writing by, the Local Planning Authority. Works shall be carried out in accordance with 
the agreed details.  

 (Reason - To ensure that the development makes provision for wildlife, in accordance 
with the provisions of Policy EN5 (Wildlife Habitats and Features) of the East Devon 
Local Plan 2013 - 2031). 

 
18. Prior to the first occupation of any dwelling hereby approved, details of cycle storage 

facilities for each property shall be submitted to, and approved in writing by, the Local 
Planning Authority. Development shall be carried out in accordance with the approved 
details, and the agreed cycle storage shall be installed prior to the first occupation of any 
dwelling.  

 (Reason - To ensure that adequate cycle storage is provided, in accordance with the 
provisions of Policy CB20 (Parking at Cranbrook) of the Cranbrook Plan 2013 - 2031). 

 
19. The roads, footpaths and turning spaces shown on the plans hereby approved, shall be 

constructed in such a manner as to ensure that, before it is occupied, each dwelling 
before is served by a properly consolidated and surfaced footpath and carriageway to at 
least base course level between the dwelling and existing highway. Furthermore, the 
parking space/s for each dwelling shall be constructed and available for use prior to first 
occupation of the units to which it is associated. The gradient of the proposed drives 
shall not be steeper than 1 in 10 and shall be permanently retained at that gradient 
thereafter at all times. 

    
 (Reason - To ensure that each property has adequate and suitable access and parking 

available prior to occupation, in accordance with the provisions of Policy CB20 (Parking 
at Cranbrook) of the Cranbrook Plan 2013 - 2031, and Policy TC7 (Adequacy of Road 
Network and Site Access) of the East Devon Local Plan 2013 - 2031).  

 
20. All garden gates shall be fitted with a method of locking them from both sides, prior to 

the first occupation of the property which they provide access to. 
    
 (Reason - To ensure that the garden areas are capable of being secured, in accordance 

with the provisions of Policy D1 (Design and Local Distinctiveness) of the East Devon 
Local Plan 2013- 2031). 

 
21. Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) (England) Order 2015 as amended (or any order revoking and re-enacting 
that Order with or without modification), no boundary treatments including walls, fences, 
railings or other means of enclosure shall be erected, altered or removed without the 
prior written approval of the Local Planning Authority. 

     
 (Reason - In the interests of preserving and enhancing the character and appearance of 

the area and/or protecting the privacy of local residents in accordance with Policy D1 - 
Design and Local Distinctiveness of the Adopted East Devon Local Plan 2013-2031.) 

 
22. All meter boxes shall be sited and treated/coloured to match the proposed immediately 

surrounding wall colour to minimise visibility from the public realm.  
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 (Reason - In the interests of visual amenity in accordance with Policy D1 (Design and 
Local Distinctiveness) of the East Devon Local Plan.) 

 
23. Prior to the commencement of development above slab level, a Conveyance and 

Adoption Plan depicting to whom the following assets are proposed for transfer of 
ownership and/or maintenance shall be submitted to and approved in writing by the Local 
Planning Authority. Conveyance and Adoption shall take place in accordance with the 
agreed plans unless otherwise agreed in writing by the Local Planning Authority:  

       
   o Highways and Private Drives 
   o Car Parking Spaces (Private and Unallocated)  
   o Pedestrian and Cycle Paths 
   o Existing Trees and Hedgerows  
   o Public Open Spaces (Hard and Soft Landscaped) 
   o Private Dwellings  
   o Affordable Housing  
       
 (Reason - To ensure that there is clarity at all stages of place making as to which 

organisation or Local Authority is likely to take on which asset and to help minimise the 
risk of the inappropriate disposal of key assets and connecting routes.) 

 
24. Prior to the installation of below ground infrastructure, details of the infrastructure and a 

timetable for its installation shall have been submitted to and approved in writing by the 
Local Planning Authority. The details shall include the design and layout (with positions, 
dimensions and levels) of service trenches, ditches, drains, pipes, cabling, electric 
vehicle charging points and other excavations. Ducting for electronic communications 
shall be provided that shall be capable of accommodating at least 6 separate fibre-optic 
cables that enable electronic communications services network suppliers to connect 
freely between the boundary of the site and the inside of all buildings. The relevant 
infrastructure shall be installed in accordance with the approved details. 

 (Reason: To facilitate the development of high speed broadband communication 
networks for the development, and in the interests of amenity, to ensure that above 
ground landscaping is not compromised by arrangements for below ground 
infrastructure in accordance with Strategy 3 (Sustainable Development), Strategy 11 
(Integrated Transport and Infrastructure Provision at East Devon's West End), Strategy 
12 (Development at Cranbrook) and 38 (Sustainable Design and Construction) and 
policy D1 (Design and Local Distinctiveness) of the Adopted East Devon Local Plan 2013 
- 2031 and with paragraph 42 of the National Planning Policy Framework 2018). 

 
25. Prior to the installation of the final wearing course on all footways, footpaths and roads, 

details including design and finished appearance of the respective materials shall be 
submitted to and approved in writing by the local Planning Authority.  The development 
shall only proceed in accordance with the agreed material/s. 

   
 (Reason: To ensure a high quality finish that enhances the character of the area in 

accordance with Policy D1 (Design and Local Distinctiveness of the adopted East Devon 
local Plan). 

 
26. Prior to the commencement of any development above foundation level, samples of the 

external materials to be used shall be submitted to, and agreed in writing by, the Local 
Planning Authority.  

  
 Development shall be carried out in accordance with the agreed details.  
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 (Reason: In the interests of visual amenity in accordance with Policy D1 (Design and 
Local Distinctiveness) of the East Devon Local Plan). 

 
 
27. Notwithstanding the submitted layout, prior to the first occupation any dwelling within the 

development, a revised layout to identify the location of unallocated spaces and a 
scheme to identify unallocated car parking spaces within the development shall be 
submitted to and be approved in writing by the Local Planning Authority. The unallocated 
spaces shall be provided in blocks of 4 unless otherwise agreed by the Local Planning 
Authority. The method of identification for each space must be installed prior to first use 
of each unallocated car parking space and must be retained for the lifetime of the 
development. 

  
 The development shall be carried out in accordance with the approved details.  
  
 (Reason - To ensure unallocated spaces are suitably located and to reduce conflict 

between private and visitor car parking spaces in accordance with Strategy 37 and Policy 
D1 of the adopted Local Plan and Policy CB20 of the Cranbrook Plan DPD.)   

 
 
28.  Prior to the first occupation of the development hereby permitted, details of a scheme to 

facilitate the control of parking on the highways within this development shall have been 
submitted to and agreed in writing by the Local Planning Authority. The scheme shall 
include details of all relevant steps necessary for its implementation, clearly setting out 
which organisation is responsible for each step together with a proposed timetable for 
the implementation of the relevant steps. The implementation of the agreed scheme shall 
be carried out in accordance with the approved proposed timetable unless otherwise 
agreed in writing by the Local Planning Authority. 
 
(Reason – To ensure that adequate parking provision is provided and to reduce 
inappropriate parking in accordance with Strategy 37 of the Adopted Local Plan and 
Policy CB20 of the Cranbrook Plan (2022).) 

 
 
29. Notwithstanding the submitted details and prior to the installation or construction of the 

relevant element, detailed plans, elevations and sectional drawings at an appropriate 
scale of the following items shall be submitted to and approved in writing by the Local 
Planning Authority: 
                 
                o             Front Canopies  
                o             Windows and Doors (including brick detailing) 
                o             Boundary Treatments 
                 
The development shall be carried out in accordance with the approved details.  
                                 
(Reason - This is prior to the relevant element as insufficient information has been 
submitted to satisfy the Local Planning Authority regarding the above to ensure that the 
development is acceptable in accordance with Policy D1 (Design and Local 
Distinctiveness) of the East Devon Local Plan 2013-2031.) 

 
 
30.  The proposed estate road, cycleways, footways, footpaths, verges, junctions, street 

lighting, sewers, drains, retaining walls, service routes, surface water outfall, road 
maintenance/vehicle overhang margins, embankments, visibility splays, accesses, car 
parking and street furniture shall be constructed and laid out in accordance with details 
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to be approved by the Local Planning Authority in writing before their construction begins, 
For this purpose, plans and sections indicating, as appropriate, the design, layout, levels, 
gradients, materials and method of construction shall be submitted to the Local Planning 
Authority.  

 (Reason – To ensure the safe operation of highways within the development site, in 
accordance with Policies CB8 (Cranbrook and Broadclyst Station Built-up Area 
Boundaries) and CB21 (Cranbrook Town Centre) of the Cranbrook Plan 2013 – 2031, 
and Policy TC7 (Adequacy of Road Network and Site Access) of the Cranbrook Plan 
2013 – 2031).  

 
 
31. Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 1995 (or any order revoking and re-enacting that Order), the use of 
any existing garage, or garage hereby permitted, as part of this development shall not 
be used other than for the parking of domestic vehicles and not further ancillary 
residential accommodation, business use or any other purpose whatsoever.  

 (Reason – To ensure the adequate provision of parking within the development site, in 
accordance with Policy CB20 (Parking at Cranbrook) of the Cranbrook Plan 2013 – 
2031). 

 
32. There shall be an area of hardstanding at least 6m in length (as measured from the 

nearside edge of the highway to the face of the garage doors), where the doors are of 
an up-and-over type. Furthermore, and tandem parking spaces must be a combined 
minimum of 11.5m in length (as measured from the nearside edge of the highway to the 
edge of the building/garage door when the doors are of an up-and-over type). (Reason 
– To ensure that adequate space is provided for garages and parking spaces to be used 
without detriment to highway safety, including that of pedestrians, and to accord with the 
provisions of Policy CB20 (Parking at Cranbrook) of the Cranbrook Plan 2013 - 2031, 
and Policy TC7 (Adequacy of Road Network and Site Access) of the East Devon Local 
Plan 2013 - 2031). 

 
33. Notwithstanding the submitted details, prior to any development above foundation level 

taking place, samples of the external materials to be used on all build structures, 
including boundary treatment, shall be submitted to, and approved in writing by, the Local 
Planning Authority. Development shall be carried out in accordance with the agreed 
details.  

 (Reason – To ensure that the materials used are appropriate, in order to ensure an 
acceptable character and appearance of the site, in accordance with the provisions of 
Policies CB15 (Design Codes and Place Making) and CB22 (Residential Development 
in the Town Centre and Neighbourhood Centres) of the Cranbrook Plan 2013 – 2031, 
and Policy D1 (Design and Local Distinctiveness)of the East Devon Local Plan 2013  - 
2031) 

 
NOTE FOR APPLICANT 
 
 
Informative: 
In accordance with the requirements of Article 35 of the Town and Country Planning 
(Development Management Procedure) (England) Order 2015 in determining this application, 
East Devon District Council has worked positively with the applicant to ensure that all relevant 
planning concerns have been appropriately resolved. 
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Biodiversity Net Gain Informative: 
Paragraph 13 of Schedule 7A to the Town and Country Planning Act 1990 means that this 
planning permission is deemed to have been granted subject to ''the biodiversity gain 
condition" (BG condition).  
 
The Local Planning Authority cannot add this condition directly to this notice as the condition 
has already been applied by law.  This informative is to explain how the biodiversity condition 
applies to your development. 
 
The BG conditions states that development may not begin unless: 
(a) a Biodiversity Gain Plan (BG plan) has been submitted to the planning authority, and 
(b) the planning authority has approved the BG plan.  
 
In this case the planning authority you must submit the BG Plan to is East Devon District 
Council. 
There are some exemptions and transitional arrangements which mean that the biodiversity 
gain condition does not always apply. These are listed below. 
 
Based on the information available this permission is considered to be one which will not 
require the approval of a biodiversity gain plan before development is begun because one 
or more of the statutory exemptions or transitional arrangements in the list below is/are 
considered to apply. 
In this case exemption 1 from the list below is considered to apply:  
 
Statutory exemptions and transitional arrangements in respect of the biodiversity gain 
condition. 
 
1. The application for planning permission was made before 12 February 2024. 
 
2. The planning permission relates to development to which section 73A of the Town and 
Country Planning Act 1990 (planning permission for development already carried out) applies.  
 
3. The planning permission was granted on an application made under section 73 of the Town 
and Country Planning Act 1990 and  
 
(i)  the original planning permission to which the section 73 planning permission relates was 
granted before 12 February 2024; or 
 
(ii) the application for the original planning permission to which the section 73 planning 
permission relates was made before 12 February 2024. 
 
4. The permission which has been granted is for development which is exempt being:  
 
4.1  Development which is not 'major development' (within the meaning of article 2(1) of the 
Town and Country Planning (Development Management Procedure) (England) Order 2015) 
where: 
 
(i) the application for planning permission was made before 2 April 2024;   
 
(ii) planning permission is granted which has effect before 2 April 2024; or  
 
(iii) planning permission is granted on an application made under section 73 of the Town 
and Country Planning Act 1990 where the original permission to which the section 73 
permission relates* was exempt by virtue of (i) or (ii). 
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4.2  Development below the de minimis threshold, meaning development which: 
 
(i) does not impact an onsite priority habitat (a habitat specified in a list published under 
section 41 of the Natural Environment and Rural Communities Act 2006); and 
 
(ii) impacts less than 25 square metres of onsite habitat that has biodiversity value greater 
than zero and less than 5 metres in length of onsite linear habitat (as defined in the statutory 
metric). 
 
4.3 Development which is subject of a householder application within the meaning of 
article 2(1) of the Town and Country Planning (Development Management Procedure) 
(England) Order 2015. A "householder application" means an application for planning 
permission for development for an existing dwellinghouse, or development within the curtilage 
of such a dwellinghouse for any purpose incidental to the enjoyment of the dwellinghouse 
which is not an application for change of use or an application to change the number of 
dwellings in a building. 
 
4.4 Development of a biodiversity gain site, meaning development which is undertaken 
solely or mainly for the purpose of fulfilling, in whole or in part, the Biodiversity Gain Planning 
condition which applies in relation to another development, (no account is to be taken of any 
facility for the public to access or to use the site for educational or recreational purposes, if 
that access or use is permitted without the payment of a fee). 
 
4.5 Self and Custom Build Development, meaning development which: 
 
(i) consists of no more than 9 dwellings; 
 
(ii) is carried out on a site which has an area no larger than 0.5 hectares; and 
 
(iii) consists exclusively of dwellings which are self-build or custom housebuilding (as 
defined in section 1(A1) of the Self-build and Custom Housebuilding Act 2015). 
 
Irreplaceable habitat 
 
If the onsite habitat includes irreplaceable habitat (within the meaning of the Biodiversity Gain 
Requirements (Irreplaceable Habitat) Regulations 2024) there are additional requirements for 
the content and approval of Biodiversity Gain Plans.  
 
The Biodiversity Gain Plan must include, in addition to information about steps taken or to be 
taken to minimise any adverse effect of the development on the habitat, information on 
arrangements for compensation for any impact the development has on the biodiversity of the 
irreplaceable habitat. 
 
The planning authority can only approve a Biodiversity Gain Plan if satisfied that the adverse 
effect of the development on the biodiversity of the irreplaceable habitat is minimised and 
appropriate arrangements have been made for the purpose of compensating for any impact 
which do not include the use of biodiversity credits. 
 
Plans relating to this application: 
 
102 P5 : storey 

heights 
Phase 5,6,7A 

Other Plans 20.08.25 
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105 P5 : refuse 
collection - 
phase 5/6/7A 

Other Plans 20.08.25 

  
SD-0110 : 

projecting 
brick detail 
panel 

Other Plans 20.08.25 

  
164723 C.120-01 

P6 : planning 
levels parcel 
5 

Other Plans 20.08.25 

  
164723 C.120-02 

P6 : planning 
levels parcel 
6 

Other Plans 20.08.25 

  
106 P7 : Phase 

5,6,7A 
Street Scene 20.08.25 

  
164723 C.120-03 

P6 : planning 
levels parcel 
7A 

Other Plans 20.08.25 

  
164723 C.200-01 

P6 : drainage 
parcel 5 

Layout 20.08.25 

  
164723 C.200-02 

P6 : drainage 
Parcel 6 

Layout 20.08.25 

  
164723 C.200-03 

P6 : drainage 
parcel 7A 

Layout 20.08.25 

  
CTC-502-1 P2 : 

Redhill plots 
91/92 

Proposed Combined Plans 20.08.25 

  
CTC-502-1 P3 : 

redhill plots 
49/50/59/747
5/76 

Proposed Combined Plans 20.08.25 

  
CTC-503 P2 : 

Charndale 
plots 01 

Proposed Combined Plans 20.08.25 

  
CTC-504-1 P3 : 

Barndale plot 
22 

Proposed Combined Plans 20.08.25 
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CTC-504-2 P4 : 

Barndale 
:plots 35/51 

Proposed Combined Plans 20.08.25 

  
CTC-505 P3 : 

Addleboroug
h plots 
02/05/06/30/
34 

Proposed Combined Plans 20.08.25 

  
CTC-506 P3 : 

deepdale 
plots 
03/04/07/29/
33 

Proposed Combined Plans 20.08.25 

  
CTC-508 P3 : 

Thorncombe 
plots 
12/13/14/46/
47/48/60/61/
62/88/89/90 

Proposed Combined Plans 20.08.25 

  
CTC-509-1 P3 : 

Saunton 
plots 
18/19/20/212 

Proposed Combined Plans 20.08.25 

  
CTC-509-2 P2 : 

Saunton 
plots 
10/11/23/24/
25/55/56/57/
58 

Proposed Combined Plans 20.08.25 

  
CTC-510 P3 : 

Ashdown 
plots 
26/39/40/43/
44/65/66/69/
70/79/80/81/
82/83/84/85/
86 

Proposed Combined Plans 20.08.25 

  
CTC-511-1 P3 : 

Ashdown plot 
16 

Proposed Combined Plans 20.08.25 

  
CTC-511-2 P3 : 

Ashdown 
plots 
15/37/38/63/
64/67/68/71/
72 

Proposed Combined Plans 20.08.25 
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CTC-511-3 P2 : 

Ashdown 
plots 
09/27/42/45/
67/87 

Proposed Combined Plans 20.08.25 

  
CTC-512-1 P3 : 

Ashdown plot 
17 

Proposed Combined Plans 20.08.25 

  
CTC-512-2 P3 : 

Ashdown 
plots 
08/28/36/41/
43/77 

Proposed Combined Plans 20.08.25 

  
CTC-513-1 P1 : 

garage plot 1 
Proposed Combined Plans 20.08.25 

  
CTC-522-1 P1 : 

Wareham 
plots 52/54 

Proposed Combined Plans 20.08.25 

  
CTC-522-2 P1 : 

Wareham 
plot 53 

Proposed Combined Plans 20.08.25 

  
107 P6 : material 

plan 
Other Plans 01.09.25 

  
SD-0113: Brick 

Wall 1.5m + 
0.3m Trellis 

Other Plans 02.09.25 

  
SD-0110: Brick 

Wall 1.8m 
Detail 

Other Plans 02.09.25 

  
SD-0111: Rear 

Garden 
Fence 1.8m 
Detail 

Other Plans 02.09.25 

  
SD-0112: Metal 

Railings 1.2m 
Detail 

Other Plans 02.09.25 

  
100 P15 : planning 

layout phase 
5/6/7A 

Layout 02.09.25 

  
101 P6 : affordable 

phase 5/6/7A 
Layout 02.09.25 
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113 P4 Location Plan 08.09.25 
 
Cranbrook 

Hydraulic 
Modelling 
Persimmon 
Phases 5A, 
5B and 7A 
(10634 TN01 
Rv0) 

Additional Information 04.09.25 

 
List of Background Papers  
Application file, consultations and policy documents referred to in the report. 
 
 
Statement on Human Rights and Equality Issues 
 
Human Rights Act:  
The development has been assessed against the provisions of the Human Rights Act 1998, 
and in particular Article 1 of the First Protocol and Article 8 of the Act itself. This Act gives 
further effect to the rights included in the European Convention on Human Rights. In arriving 
at this recommendation, due regard has been given to the applicant's reasonable development 
rights and expectations which have been balanced and weighed against the wider community 
interests, as expressed through third party interests / the Development Plan and Central 
Government Guidance.  
 
Equality Act: 
In arriving at this recommendation, due regard has been given to the provisions of the Equality 
Act 2010, particularly the Public Sector Equality Duty and Section 149. The Equality Act 2010 
requires public bodies to have due regard to the need to eliminate discrimination, advance 
equality of opportunity and foster good relations between different people when carrying out 
their activities. Protected characteristics are age, disability, gender reassignment, pregnancy 
and maternity, race/ethnicity, religion or belief (or lack of), sex and sexual orientation. 
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Appendix 1 – Appropriate Assessment.  
 
Appropriate Assessment 
 
The Conservation of Habitats and Species Regulations 2017, Section (63) 
 

 

Application Reference, 
Brief description of 
proposal and Location 
 

23/0554/MFUL 
Full planning permission for residential development and associated 
roads, access, landscaping, infrastructure and engineering works 
(including ground modelling and utilities) 
Parcels TC3 And TC8b Land Off Court Royal And Badger Way 
Cranbrook 
 

Application Reference, 
Brief description of 
proposal and Location 
 

23/0511/MFUL  
Full planning permission for residential development and associated 
roads, access, landscaping, infrastructure and engineering works 
(including ground modelling and utilities) 
Land To The South Of Tillhouse Road Cranbrook 
 

Application Reference, 
Brief description of 
proposal and Location 
 

22/2354/MFUL 
Development of residential dwellings and associated car parking, 
roads, access, landscaping, infrastructure and engineering works 
(including ground modelling and utilities) 
Parcels Tc5a, Tc6 & Tc7a Tillhouse Road Cranbrook Town Centre 
 

Site is: 
Within 10km of the Exe Estuary SPA site alone (UK9010081) 
 
Within 10km of the East Devon Heaths SPA (UK9010121) 
 
Within 10km of the East Devon Pebblebed Heaths SAC (UK0012602) 
 
Within 10km of the Exe Estuary Ramsar (UK 542) 
 
(See Appendix 1 for list of interest features of the SPA/SAC) 

Step 1 
Screening for Likely Significant Effect on the proposed development on Land Adjacent Old 
Tithebarn Lane, Clyst Honiton 
Risk Assessment 
Could the Qualifying 
Features of the 
European site be 
affected by the 
proposal?   
 
Consider both 
construction and 
operational stages. 

 
Yes - additional housing within 10km of the SPA/SAC will increase 
recreation impacts on the interest features.   
The dwellings proposed under these applications are ‘extra over’ 
housing in Cranbrook and were agreed via a Memorandum of 
Understanding (MOU) on 11 May 2022 between the Council and East 
Devon New Community partners.  

 
 

Conclusion of Screening 
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Is the proposal likely to 
have a significant effect, 
either ‘alone’ or ‘in 
combination’ on a 
European site? 

East Devon District Council concludes that there would be Likely 
Significant Effects ‘alone’ and/or ‘in-combination’ on features 
associated with the Exe Estuary SPA, Exe Estuary Ramsar Site, East 
Devon Pebblebed Heaths SAC and the East Devon Heaths SPA.  
 
See evidence documents on impact of development on SPA/SAC at:  
East Devon District Council - 
http://eastdevon.gov.uk/media/369997/exe-overarching-report-9th-
june-2014.pdf  
 
An Appropriate Assessment of the plan or proposal is necessary. 
 

Local Authority Officer  
 

Liam Fisher  
 

Date: 30 October 2024    

Step 2 
Appropriate Assessment 
NB: In undertaking the appropriate assessment, the LPA must ascertain whether the project would 
adversely affect the integrity of the European site.  The Precautionary Principle applies, so to be 
certain the authority should be convinced that no reasonable scientific doubt remains as to the 
absence of such effects.   
 
In-combination Effects 
Plans or projects with 
potential cumulative in-
combination impacts. 
How impacts of current 
proposal combine with 
other plans or projects 
individually or severally. 

Additional housing or tourist accommodation within 10km of the 
SPA/SAC will add to the existing issues of damage and disturbance 
arising from recreational use.  
 
East Devon has an emerging New Local Plan to 2040 which is 
currently in preparation. This has been out to consultation under 
Regulation 18 of The Town and Country Planning (Local Planning) 
(England) Regulations 2012 and while further housing is proposed 
across the District, it is considered too early to understand the final 
distribution of the housing and it’s relatively proximity and therefore 
access to the environments. 
 
The Teignbridge emerging Local Plan 2040 completed three Reg. 18 
consultations between 2018 and 2021 and undertook Regulation 19 
consultation in January 2023. At present, the Local Plan has been 
submitted for examination. This Plan proposes to deliver 
approximately 12,489 houses in the plan period 2020 - 2040. 
 
The Exeter Plan looks to deliver to 14,300 homes over the 20 year 
period to 2040. This Plan completed a Regulation 18 consultation in 
December 2022. At present, Exeter is consulted on a full draft plan in 
January 2024.  
 

http://eastdevon.gov.uk/media/369997/exe-overarching-report-9th-june-2014.pdf
http://eastdevon.gov.uk/media/369997/exe-overarching-report-9th-june-2014.pdf
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Mitigation of in-
combination effects. 

The Joint Approach sets out a mechanism by which developers can 
make a standard contribution to mitigation measures delivered by the 
South East Devon Habitat Regulations Partnership. 
 
A Suitable Alternative Natural Green Space (SANGS) has been 
delivered at Dawlish and a second at South West Exeter has been 
partially opened to attract recreational use away from the Exe Estuary 
and Dawlish Warren and Pebblebed Heaths.  
 
EDDC have submitted a planning application for 10.24 ha of SANGS 
at Clyst Meadows, Station Road, Broadclyst however this is still 
pending consideration.  
 

Assessment of Impacts with Mitigation Measures  
Mitigation measures 
included in the proposal. 

The mitigation measures are set out in the Cranbrook Plan IPD and 
MOU which includes the following:   

• Payment of £499 per dwelling for non-infrastructure mitigation  
• Payment of £2,052 per dwelling for costs associated with 

delivery and maintenance of SANGS, including estimated land 
purchase costs.  

 
23/0554/MFUL: £2,551 x 83 dwellings = £211,733 
23/0511/MFUL: £2,551 x 65 dwellings = £165,815  
22/2354/MFUL: £2,551 x 84 dwellings = £214,284 
 
No direct SANG provision is provided under these applications.  
 

Are the proposed 
mitigation measures 
sufficient to overcome 
the likely significant 
effects? 
 

Yes - the contribution offered is considered to be sufficient.  
 
Cranbrook is nil rated for CIL so no additional contributions are to be 
secured via CIL hence why the contributions within the Cranbrook Plan 
IPD are higher than the Joint Approach.  

Conclusion 
List of mitigation 
measures and 
safeguards 

Total contribution of £591,832 will be secured through the legal 
agreement for these sites.  

The Integrity Test Adverse impacts on features necessary to maintain the integrity of the 
Exe Estuary SPA, Exe Estuary Ramsar Site, East Devon Pebblebed 
Heaths SAC and the East Devon Heaths SPA can be ruled out. 
 

Conclusion of 
Appropriate Assessment 
 
 

East Devon District Council concludes that there would be NO 
adverse effect on the integrity of the Exe Estuary SPA/Ramsar site 
and the East Devon Pebblebed Heaths SPA and SAC provided the 
mitigation measures are secured as above.  

Local Authority Officer 
 

Liam Fisher  Date: 30 October 2024    

21 day consultation to be sent to Natural England Hub on completion of this form. 
 
Appendix 1. List of interest features: 
 
Exe Estuary SPA 
Annex 1 Species that are a pri reason for selection of this site (under the Birds Directive):: 
Aggregation of non-breeding birds: Avocet Recurvirostra avosetta  
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Aggregation of non-breeding birds: Grey Plover Pluvialis squatarola 
Migratory species that are a pri reason for selection of this site reason for selection of this 
site 
Aggregation of non-breeding birds: Dunlin Calidris alpina alpine 
Aggregation of non-breeding birds: Black-tailed Godwit Limosa limosa islandica 
Aggregation of non-breeding birds: Brent Goose (dark-bellied) Branta bernicla 
bernicla 
Wintering populations of Slavonian Grebe Podiceps auritus 
Wintering populations of Oystercatcher Haematopus ostralegus 
Waterfowl Assemblage 
>20,000 waterfowl over winter 
 
Habitats which are not notified for their specific habitat interest (under the relevant 
designation), but because they support notified species. 
Sheltered muddy shores (including estuarine muds; intertidal boulder and cobble 
scars; and seagrass beds) 
Saltmarsh NVC communities: SM6 Spartina anglica saltmarsh 
 
SPA Conservation Objectives 
 With regard to the SPA and the individual species and/or assemblage of species for which 
the site has been classified (the ‘Qualifying Features’ listed below), and subject to natural 
change;  
Ensure that the integrity of the site is maintained or restored as appropriate, and 
ensure that the site contributes to achieving the aims of the Wild Birds Directive, by 
maintaining or restoring;  
The extent and distribution of the habitats of the qualifying features  
The structure and function of the habitats of the qualifying features  
The supporting processes on which the habitats of the qualifying features rely  
The population of each of the qualifying features, and,  
The distribution of the qualifying features within the site.  
 
Dawlish Warren SAC 
Annex I habitats that are a pri reason for selection of this site (under the Habitats Directive): 
reason for selection of this site (under the Habitats Directive): 
Annex I habitat: Shifting dunes along the shoreline with Ammophila arenaria (‘white 
dunes’). 
(Strandline, embryo and mobile dunes.) 
SD1 Rumex crispus-Glaucium flavum shingle community 
SD2 Cakile maritima-Honkenya peploides strandline community 
SD6 Ammophila arenaria mobile dune community 
SD7 Ammophila arenaria-Festuca rubra semi-fixed dune community 
Annex I habitat: Fixed dunes with herbaceous vegetation (‘grey dunes’). 
SD8 Festuca rubra-Galium verum fixed dune grassland 
SD12 Carex arenaria-Festuca ovina-Agrostis capillaris dune grassland   
SD19 Phleum arenarium-Arenaria serpyllifolia dune annual community 
Annex I habitat: Humid dune slacks. 
SD15 Salix repens-Calliergon cuspidatum dune-slack community   
SD16 Salix repens-Holcus lanatus dune slack community   
SD17 Potentilla anserina-Carex nigra dune-slack community   
 
Habitats Directive Annex II species that are a pri reason for selection of this site: reason for 
selection of this site: 
Petalwort (Petalophyllum ralfsii ) 
 
SAC Conservation Objectives 
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 With regard to the SAC and the natural habitats and/or species for which the site has been 
designated (the ‘Qualifying Features’ listed below), and subject to natural change; 
Ensure that the integrity of the site is maintained or restored as appropriate, and ensure that 
the site contributes to achieving the Favourable Conservation Status of its Qualifying 
Features, by maintaining or restoring;  

• The extent and distribution of qualifying natural habitats and habitats of qualifying 
species  

• The structure and function (including typical species) of qualifying natural habitats  
• The structure and function of the habitats of qualifying species  
• The supporting processes on which qualifying natural habitats and the habitats of 

qualifying  
• species rely  
• The populations of qualifying species, and,  
• The distribution of qualifying species within the site.  

List of interest features: 
 
East Devon Heaths SPA: 
 
A224 Caprimulgus europaeus; European nightjar (Breeding) 83 pairs (2.4% of GB 
population 1992) 
A302 Sylvia undata; Dartford warbler (Breeding) 128 pairs (6.8% of GB Population in 1994) 
 
Objectives: 
 
Ensure that the integrity of the site is maintained or restored as appropriate, and ensure that 
the site contributes to achieving the aims of the Wild Birds Directive, by maintaining or 
restoring;  
 The extent and distribution of the habitats of the qualifying features 
 The structure and function of the habitats of the qualifying features  
 The supporting processes on which the habitats of the qualifying features rely  
 The population of each of the qualifying features, and,  
 The distribution of the qualifying features within the site.  

 
 
East Devon Pebblebed Heaths SAC: 
 
This is the largest block of lowland heathland in Devon. The site includes extensive areas of 
dry heath and wet heath associated with various other mire communities. The wet element 
occupies the lower-lying areas and includes good examples of cross-leaved heath – bog-
moss (Erica tetralix – Sphagnum compactum) wet heath. The dry heaths are characterised 
by the presence of heather Calluna vulgaris, bell heather Erica cinerea, western gorse Ulex 
gallii, bristle bent Agrostis curtisii, purple moor-grass Molinia caerulea, cross-leaved heath E. 
tetralix and tormentil Potentilla erecta. The presence of plants such as cross-leaved heath 
illustrates the more oceanic nature of these heathlands, as this species is typical of wet 
heath in the more continental parts of the UK. Populations of southern damselfly Coenagrion 
mercuriale occur in wet flushes within the site. 
 
Qualifying habitats: The site is designated under article 4(4) of the Directive (92/43/EEC) as 
it hosts the following habitats listed in Annex I: 
 
H4010. Northern Atlantic wet heaths with Erica tetralix; Wet heathland with cross-leaved 
heath 
H4030. European dry heaths 
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Qualifying species: The site is designated under article 4(4) of the Directive (92/43/EEC) as 
it hosts the following species listed in Annex II: 
 
S1044. Coenagrion mercuriale; Southern damselfly 
 
Objectives: 
 
Ensure that the integrity of the site is maintained or restored as appropriate, and ensure that 
the site contributes to achieving the Favourable Conservation Status of its Qualifying 
Features, by maintaining or restoring;  
 The extent and distribution of qualifying natural habitats and habitats of qualifying 

species  
 The structure and function (including typical species) of qualifying natural habitats  
 The structure and function of the habitats of qualifying species  
 The supporting processes on which qualifying natural habitats and the habitats of 

qualifying species rely  
 The populations of qualifying species, and, 
 The distribution of qualifying species within the site.  

 
Exe Estuary SPA 
 
Qualifying Features: 
A007 Podiceps auritus; Slavonian grebe (Non-breeding) 
A046a Branta bernicla bernicla; Dark-bellied brent goose (Non-breeding) 
A130 Haematopus ostralegus; Eurasian oystercatcher (Non-breeding) 
A132 Recurvirostra avosetta; Pied avocet (Non-breeding) 
A141 Pluvialis squatarola; Grey plover (Non-breeding) 
A149 Calidris alpina alpina; Dunlin (Non-breeding) 
A156 Limosa limosa islandica; Black-tailed godwit (Non-breeding) 
Waterbird assemblage 
 
Objectives: 
 
Ensure that the integrity of the site is maintained or restored as appropriate, and ensure that 
the site contributes to achieving the aims of the Wild Birds Directive, by maintaining or 
restoring;  
 The extent and distribution of the habitats of the qualifying features 
 The structure and function of the habitats of the qualifying features  
 The supporting processes on which the habitats of the qualifying features rely  
 The population of each of the qualifying features, and,  
 The distribution of the qualifying features within the site.  

 
Exe Estuary Ramsar  
 
Principal Features (updated 1999) 
 
The estuary includes shallow offshore waters, extensive mud and sand flats, and limited 
areas of saltmarsh. The site boundary also embraces part of Exeter Canal; Exminster 
Marshes – a complex of marshes and damp pasture towards the head of the estuary; and 
Dawlish Warren - an extensive recurved sand-dune system which has developed across the 
mouth of the estuary. 
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Average peak counts of wintering water birds regularly exceed 20,000 individuals (23,268*), 
including internationally important numbers* of Branta bernicla bernicla (2,343). Species 
wintering in nationally important numbers* include Podiceps auritus, Haematopus 
ostralegus, Recurvirostra avosetta (311), Pluvialis squatarola, Calidris alpina and Limosa 
limosa (594).  
 
Because of its relatively mild climate and sheltered location, the site assumes even greater 
importance as a refuge during spells of severe weather. Nationally important numbers of 
Charadrius hiaticula and Tringa nebularia occur on passage. Parts of the site are managed 
as nature reserves by the Royal Society for the Protection of Birds and by the local authority. 
(1a,3a,3b,3c). 
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Appendix 2 - 22/2306/MRES Consultation replies in full.  
 
Contaminated Land Officer 
02/02/24 - Should any contamination of soil and/or ground or surface water be discovered 
during excavation of the site or development, the Local Planning Authority should be contacted 
immediately. Site activities in the area affected shall be temporarily suspended until such time 
as a method and procedure for addressing the contamination is agreed upon in writing with 
the Local Planning Authority and/or other regulating bodies. 
Reason: To ensure that any contamination existing and exposed during the development is 
identified and remediated. 
 
 
County Highway Authority 
30/01/23 - I refer to the above-mentioned planning application received by the Highway 
Authority on 31 October 2022 and have the following observations for the highway and 
transportation aspects of this proposal. The highway observations, whilst also looked at in 
isolation, are also considered alongside application 22/2354/MFUL, received by the Highway 
Authority on 25 November 2022. I apologise for the delay in our responses. 
 
The above Reserved Matters Application is seeking approval for access, appearance, 
landscaping, layout and scale for the construction of 31 dwellings as denoted in the supporting 
information. The application also seeks partial DOC for a number of conditions annexed into 
the decision notice of permitted application 03/P1900. The relevant highway related conditions 
requested for partial discharge are also addressed by the HA below. 
 
The proposal sites are located north of Tillhouse Road and Crannaford Lane in Cranbrook and 
lie adjacent to the Cranbrook Education Campus. The vehicular access points proposed off 
Tillhouse Road and of Crannaford Lane are currently private and not adopted public highway. 
The Highway Authority note however that a pedestrian access is proposed on the 
western extremity of the site to tie into the existing non-motorised user crossing arrangement 
on an adopted part of Crannaford Lane. 
 
Whilst in principle there is no objection from the Highway Authority for the development 
proposed, there are a number of queries raised that need to be clarified/addressed by the 
applicant. The queries are as follows: 
 
It is observed that the western section intended to be served by an existing access that 
currently serves a car park would see alterations to the approach road. Given that there is a 
live S38 adoption application that captures the above, the applicant needs to ensure, if 
consented that any alterations are reflected in the S38 drawings. Notwithstanding, such 
alterations may impact the S38 application and may result in this section remaining under 
private ownership and responsibility. 
 
It would appear no swept path analysis for refuse vehicles (11.4m in length, tracked on a 
suitably scaled topographical drawing, 1:200 scale advised) have been provided in support of 
the application. The Highway Authority would like to understand what capacity there is for such 
vehicles to enter, manoeuvre and egress from each respective vehicular access points. 
Furthermore, and with the previous point raised in mind, it would be prudent for the applicant 
to ascertain at this stage from the local waste management company in writing if they are 
content with serving the proposal sites and their collection points as denoted in the supporting 
drawing titled 'Refuse Strategy Plan'. Should this not be the case, the proximity of the refuse 
collection point may need to be revised. 
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The eastern section of the layout proposed, where vehicular access would be off Tillhouse 
Road would be reliant on live application 22/2354/MFUL being approved, in order for such 
lawful access to be achieved to this element of the site. Notwithstanding, the above queries 
raised, still remain relevant at this stage. Any future S38 application for the part of the 
proposal site (subject to approval being granted) cannot be entertained until the outcome of 
the adjacent application 22/2354/MFUL is understood. 
 
Careful consideration needs to be given for the pedestrian crossings across the private school 
approach road, which would link the respective parcels of land included as part of this 
application. Should it be the applicant's intention to offer up any of the site for adoption to DCC 
through the S38 process, it would be beneficial to understand the extent of this going 
forward and for any future comments the Highway Authority wish to make. 
 
Discharge Of Conditions  
The Highway Authority have the following comments to make for the highway related 
conditions annexed into consented and associated application 03/P1900, that are requested 
for partial discharge for this application: 
 
Condition 6 
The proposed CEMP is currently under reviewed. Any comments the Highway Authority 
wishes to make will be provided as the development proposed progresses towards its 
determination by the LPA. 
 
Condition 14 
It is advised, if not already that the LLFA are consulted regarding the request for this partial 
discharge. 
 
Condition 23 
The Highway Authority recommend that this condition is not discharged to satisfy this 
application until the comments made in the body of the text above are better understood.  
 
Condition 24 
This condition is not normally discharged (partially or wholly) until a S38 agreement is in place 
with DCC. As already raised above, a S38 application for the eastern section of the residential 
proposal cannot be entertained until the aforementioned, neighbouring application is 
determined and understood. It should be noted, any associate works carried out are at the 
developer's risk without S38 approval which may lead to abortive works should they not be to 
an adoptable standard for the Highway Authority. 
 
Condition 28 
The level of parking proposed is a matter for the LPA to address, however the layout and siting 
of vehicle parking can impact on the S38 process and ability for larger vehicles to navigate 
within the internal layout. 
 
With the above in mind, the Highway Authority request that the queries raised are 
appropriately addressed and clarified by the applicant. Once the additional information has 
been received, further comments can be provided following assessment. 
 
County Highway Authority 
22/08/25 - Observations and background 
 
I refer to the latest supporting information in relation to the above-mentioned planning 
application and have the following observations for the highway and transportation aspects of 
this proposal. 
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In our previous comments dated 26 January 2023, DCC raised a number of queries regarding 
the development proposed, where it was advised these were addressed prior to the application 
being determined, considering adjacent application 22/2354/MFUL at the time. 
 
The applicant has subsequently provided revised information for the proposal. Whilst each 
application is treated on its own merits, in this case the application will also need to be 
assessed alongside adjacent application 22/2354/MFUL and vice versa. 
 
Comments provided for application 22/2354/MFUL remain relevant for this application, as do 
the conditions recommended. 
 
Regarding the request for partial discharge of associated conditions, there is no apparent 
additional supporting information since our last comments to assess, and therefore they also 
are still applicable. 
 
Summary 
 
Should members be minded approving the development proposed DCC recommend that a 
suitably worded condition to ensure highway mitigation on the MLR is implemented and 
delivered by the applicant/future developer at/around all MLR access points to aid and 
promote speed reduction along this point of the network. 
 
The following conditions are also recommended to be annexed into any favourable decision 
notice: 
 
• The proposed estate road, cycleways, footways, footpaths, verges, junctions, street 

lighting, sewers, drains, retaining walls, service routes, surface water outfall, road 
maintenance/vehicle overhang margins, embankments, visibility splays, accesses, car 
parking and street furniture shall be constructed and laid out in accordance with details 
to be approved by the Local Planning Authority in writing before their construction 
begins, For this purpose, plans and sections indicating, as appropriate, the design, 
layout, levels, gradients, materials and method of construction shall be submitted to 
the Local Planning Authority. 

• The proposed roads, including footpaths and turning spaces where applicable, shall 
be constructed in such a manner as to ensure that each dwelling before it is occupied 
shall be served by a properly consolidated and surfaced footpath and carriageway to 
at least base course level between the dwelling and existing highway. 

• There shall be an area of hard standing at least 6m in length (as measured from the 
nearside edge of the highway to the face of the garage doors), where the doors are of 
an up-and-over type. 

• Any tandem parking spaces must be a combined minimum of 11.5 metres in length 
(as measured from the nearside edge of the highway to the edge of the building/garage 
door where the doors are of an up-and-over type.). 

• Provision shall be made within the site for the disposal of surface water to prevent its 
discharge onto the highway, details of which shall have been submitted to and 
approved in writing by the Local Planning Authority. Such provision shall be made 
before commencement and maintained thereafter at all times. 

 
o Prior to first occupation of the development hereby permitted, access to covered cycle and 
motorcycle parking, numbers, and spaces to be fully in accordance with a detailed scheme to 
be submitted to and approved in writing by the Local Planning Authority. 
 
o Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 1995 (or any order revoking and re-enacting that Order), the use of any 
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existing garage, or garage hereby permitted, as part of this development shall not be used 
other than for the parking of domestic vehicles and not further ancillary residential 
accommodation, business use or any other purpose whatsoever. 
 
o Prior to first occupation of the development hereby permitted, access to appropriate electric 
vehicle charging points will be committed to being available to all dwellings. This is to be 
provided within the garages or through shared charge points. They shall be in accordance 
with a detailed scheme to be submitted to and approved in writing by the Local Planning 
Authority. 
 
 
 
DCC Flood Risk Management Team 
22/11/22 - Recommendation: 
Although we have no in-principle objection to the above planning application at this stage, the 
applicant must submit additional information, as outlined below, in order to demonstrate that 
all aspects of the proposed surface water drainage management system have been 
considered. 
 
Observations: 
The applicant has confirmed that, whilst these areas seem to have been accounted for within 
the proposed surface water drainage system, the impermeable areas are greater than what 
was previously accounted for within Basin 2C. Therefore, the applicant has proposed to drain 
TC6 into an attenuation tank, before flowing into Basin 2C. 
 
Above-ground features should be included throughout the site to provide opportunities for 
treatment and interception losses. 
 
A detailed design of the surface water drainage system is required for condition 14. 
 
Maintenance details are required for the proposed attenuation tank. The applicant should also 
confirm who shall be responsible for maintaining the proposed tank. 
 
Exceedance routes are required at this stage. 
 
Devon & Somerset Fire And Rescue Service 
08/07/25 - Thank you for consulting Devon and Somerset Fire and Rescue Service regarding 
the above planning application. I have studied the amended drawings on the planning portal 
and it would appear (without prejudice) to satisfy the criteria we would require for B5 access 
under Building Regulations. 
 
Access and facilities for the Fire Service are set out in detail in Approved Document B (Fire 
Safety) Volume 1: Dwellings. The Fire and Rescue Authority is a statutory consultee under 
the current Building Regulations and will make detailed comments at that time when consulted 
by Local Authority Building Control (or a registered building control approver). 
 
Consideration should be given at the design stage for the provision of fire hydrants for this 
development. 
 
Police Crime Prevention Officer 
07/11/22 - Thank you on behalf of Devon and Cornwall Police for the opportunity to comment 
on this application. There are aspects of the scheme that I cannot support as they are proven 
to increase the opportunity for crime and anti-social behaviour (ASB) as well as the fear of 
crime and ASB. Such design features also conflict with National Planning Policy Framework 
guidance and strategies (Strategy 37 - Community Safety) within the East Devon Local Plan. 
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Secured by design guidance suggests that the security of a development should 'not be 
compromised by excessive permeability, for instance by allowing the criminal legitimate 
access to the rear or side boundaries of dwellings, or by providing too many or unnecessary 
segregated footpaths'. 
 
Additionally rear parking courts are discouraged for the following reasons: 
- 'They introduce access to the vulnerable rear elevations of dwellings where the majority of 
burglary is perpetrated; 
- In private developments such areas are often left unlit and therefore increase the fear of 
crime; 
- Un-gated courtyards provide areas of concealment which can encourage antisocial 
behaviour1'. 
Both such features have been incorporated into the scheme, examples of which are 
highlighted below. 

 
1 Secured by Design Homes 2019 
 
Yours faithfully,  
 
Kris Calderhead  
 
Designing Out Crime Officer 
 
EDDC District Ecologist 
28/03/24 -  
 
2. Review of submitted details 
1.1. General review 
The reserves matter application is supported by an Ecological Assessment report (Ecology 
Solutions, September 2022) which details the results of several ecological surveys originally 
commencing in 2011, including the most recent surveys undertaken in 2021. The report is 
intended to cover several (but spatially close) separate planning applications. The surveys are 
considered sufficient to inform this proposal. 
 
1.2. Conditions considered 
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The following conditions above are considered to have some relevance to biodiversity and 
require comment: 
 
6. Construction, Environmental & Management Plan (CEMP) 
The application is supported by a Construction Environmental Management Plan (CEMP), 
updated in December 2022. The CEMP is intended to cover various planning proposals within 
Cranbrook Town Centre (CTC). 
 
Section 5.31 makes reference to generic ecological mitigation measures, such as timing works 
to avoid the bird nesting season, no nighttime working, and use of specialist ecologists. 
The CEMP is generalist and doesn't make specific reference to the protected species on the 
site, in particular dormice and reptiles. However, the submitted Open Space Specification & 
Management Plan (OSSMP) (FPCR, October 2022) expands on some of the site-specific 
ecological construction ecological mitigation measures and should be signposted in the 
CEMP. 
 
Section 7.7 of the ecology report notes that a dormouse mitigation licence will be required for 
habitat removal. No reference to this is within the CEMP. 
 
The proposed site design includes a pathway through a large area of scrub in the east part of 
the site, confirmed to be used by nesting dormice. It is recommended that this area of suitable 
dormouse habitat be retained and protected. This may also have a bearing on whether a 
licence is required, e.g., if this habitat and no significant hedgerow habitat removal is 
proposed. 
 
17. Landscaping/Open Space 
The OSSMP (FPCR, October 2022) provides details regarding the landscaping and open 
space requirements for five separate applications within CTC, including the site being 
considered. Management of publicly accessible open space will be the responsible of a 
management company, Cranbrook Town Council. As with the CEMP the OSSMP covers 
several applications and be difficult to interrogate the details for the individual separate 
application. 
 
The OSSMP and recommendations within the Ecology Assessment Report (Ecology 
Solutions, September 2022) have some differences. There is a low population of slow worms 
and grass snake on the site, largely located in the north-east and north-west part of the site. 
The ecology report (section 7.11) indicates that a watching brief is to be implemented together 
with a capture/rescue and relocation exercise to ensure no offence is committed in regard to 
reptiles. This is also based on recommendations within the Landscape, Drainage, and 
Biodiversity Strategy (LBDS) and comments from Natural England. 
 
The OSSMP (sections 3.6 and 3.10) indicates that grassland would be managed to dissuade 
reptiles from clearance areas and areas of habitat retained. Therefore, some clarity on the 
recommended reptile translocation should be provide including details of fencing, 
translocation method, number of capture visits, and receptor site in accordance with published 
guidelines, e.g., .GOV standing advice and Herpetofauna Groups of Britain and Ireland 
(HGBI), 2010. 
 
Section 5.3.35 of the ecology report recommended "areas of tussocky wildflower grassland 
area be created to the west of parcel TC5b, east of parcel TC6". Section 7.12 states: "the 
provision of wildflower grassland within areas of open space within the Infrastructure reserved 
matters application, around the new attenuation area, will enhance opportunities for reptiles 
post-development". 
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It is unlikely the area of Public Open Space in the centre of the site would provide functional 
long-term habitat for reptiles including grass snake, given its location likely subject to frequent 
disturbance and regular management, i.e., next to a Local Equipment Area for Play (LEAP), 
surrounded by residential housing and school. The landscape plan also indicates the area of 
open space in the east of TC5b would be Rowlawn Medallion turf, which is an amenity 
grassland and questionable value to support reptiles. Therefore, additional enhancement 
and/or provision of habitat to support reptiles is recommended. 
 
The provision of native species hedges within the site is welcome and use of non-native shrub 
species around development plots considered acceptable, for the urbanised location. 
However, native shrubs would be preferred. 
 
21. Retained hedgerows 
The OSSMP (FPCR, October 2022) provides details for hedgerow protection including stand-
off distances for fencing (section 3.3-3.4). The OSSMP indicates measures to avoid potential 
nesting bird offences, but no mention of dormice or potential licence requirements are stated. 
 
22. Walls/Fences 
Boundary treatment plan Drawing no. 08007 PL_PL01 indicates the provision of 1800 mm 
close boarded fencing on plot boundaries. 
As highlighted in section 4.48 of the OSSMP (FPCR, October 2022) fencing should have 
access gaps for wildlife provided at ground level consisting of 13 cm x 13 cm holes at 5-10 m 
intervals to allow movement of wildlife, e.g., hedgehogs. 
It is recommended these access gap details are provided on the boundary treatment plan as 
an elevation drawing to ensure these features are not overlooked by contractors. 
 
3. Recommendations 
 
1.3. Acceptability of the proposals 
 
It is recommended that further clarity is provided to discharge conditions 6, 17, and 22. 
 
It is considered that sufficient information has been provided to discharge condition 21. 
 
William Dommett MSc MCIEEM 
District Ecologist 
East Devon District Council 
 
EDDC District Ecologist 
03/09/25 –  
 
Biodiversity net gain (BNG) 
The submitted BNG Statement and Assessment (GE Consulting, August 2025) considers all 
development parcels subject to planning applications 22/2354/MFUL and 22/2306/MRES 
collectively.     
 
The submitted assessment and supporting Statutory Biodiversity Metric are thorough and 
accord with the mandatory BNG framework and BNG Principles. There is a watercourse 
feature (ditch) within scope of the assessment, but no gains are recommended for this as there 
are no predicted interventions within the riparian zone. The report also assumes that new 
hedgerows will be outside of private ownership, but several appear to be adjoining residential 
plots. The most valued habitats within the site including a ditch, scrub/mature trees, and 
species-rich hedges are retained within the proposals. 
 



 

22/2354/MFUL  

Based on the submitted information, the development would result in a net loss of 4.72 habitat 
units (-57.37%) and net gain of 0.92 hedgerow units (+35.69%). Given the constraints of the 
site and the limited areas for landscaping, the predicted BNG outcomes are considered typical 
for such a site.  
 
Ecological enhancement features for species  
The development would result in a quantified biodiversity loss for habitats. However, there are 
opportunities to provide additional ecological enhancements for protected species including 
bats, nesting birds, insects, and hedgehogs, through the provision of integrated roost/nest 
features, and the provision of hedgehog access points in fencing.  Integral nest boxes should 
be installed in accordance with BS 42021:2022. Other measures such as the provision of 
water butts could also provide enhancements for the development.  
 
Integrated swift bricks (or other integrated bird nest features, e.g., sparrow terraces) and insect 
bricks, should be installed at a ratio of one per dwelling. This could include clusters of these 
features in appropriate locations, in accordance with best practice guidance. Integrated bat 
roost features (minimum 8 no.)  should be installed into dwellings adjacent to appropriate 
habitat, e.g., adjacent to hedges, ditch, woodland, and scrub habitat.  
 
As these features are not included on the detailed elevations or boundary treatment plans, it 
is recommended that a planning condition be applied to secure these features including the 
detailed locations and types of these features. A pre-occupation compliance condition is also 
recommended to provide evidence that the features have been installed.  
 
Other comments 
The area of scrub/mature trees in the north-east part of the site supports hazel dormouse, a 
European protected species. The site design has been modified to avoid the loss of habitats 
used by hazel dormouse. The retention and protection of these habitats are key mitigation 
measures during construction.  
 
The area of grassland and scrub to the north of Tillhouse Road supports slow worms and 
grass snake in low numbers. The development will result in the destruction of these habitats. 
Previous submission documents including a Construction Environmental Management Plan 
(CEMP) are generalist in nature as they cover large areas of the Cranbrook development. 
Specific reptile mitigation measures diverge in different supporting documents, e.g., 
dissuasion vs translocation.   However, the supporting ecological assessment and Landscape, 
Drainage, and Biodiversity Strategy (LBDS) and comments from Natural England indicated 
that a translocation should be undertaken under the supervision of an Ecological Clerk of 
Works (ECoW). 
 
It is recommended that an update CEMP be provided to detail protection measures for dormice 
and the reptile translocation clearance methodology. This should include the use of an ECoW 
and specify the details of reptile fencing, translocation method, number of capture visits, and 
receptor site in accordance with published guidelines, e.g., .GOV standing advice and 
Herpetofauna Groups of Britain and Ireland (HGBI), 2010. 
 
Summary 
The proposal as submitted would not deliver 10% BNG for area habitats or watercourse units 
and it is not proposed to use biodiversity offsetting to deliver 10% BNG for these habitat types. 
Therefore, the development is not in accordance with Policy CB26 (Landscape, Biodiversity 
and Drainage) of the adopted Cranbrook Local Plan 2013-2031. As the site is not subject to 
the mandatory BNG framework, this consideration will need to be taken into the planning 
balance.  
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In terms of delivering successful environmental outcomes, it is considered that the appropriate 
protection and maintenance of retained habitats and the successful establishment and 
maintenance of new habitats will be key. In particular, the establishment of woodland, street 
trees and hedges should have appropriate soil volumes, be planted at appropriate times, and 
receive sufficient aftercare and maintenance. Existing scrub/mature trees, species-rich 
hedges should also receive appropriate management.  The provision of other ecological 
enhancement features for species should also be implemented.  
 
Should the application be minded for approval it is recommended that a Landscape and 
Ecological Management Plan (LEMP), an updated Construction Environmental Management 
Plan (CEMP), an ecological enhancement feature plan, and a pre-occupation ecological 
compliance condition be imposed, to secure the establishment and maintenance of habitats 
and to ensure that protected and notable species are protected during construction, and that 
proposed species enhancement features are installed.    
 
Reason 
To ensure ecological impacts are mitigated for (given the constraints of the site) in accordance 
with Policy EN5 (Wildlife Habitats and Features) of the Adopted East Devon Local Plan 2013-
2031 and to ensure the successful protection and establishment of trees in accordance with 
Policy D3 (Trees and Development Sites) of the East Devon Local Plan 2013-2031 and Policy 
CB15(7) (Design Codes and Place Making) of the adopted Cranbrook Plan 2013-2031. 
 
EDDC Landscape Architect 
27/02/23 -  
 
2 REVIEW OF SUBMITTED PROPOSALS 
2.1 General 
The site layout plans lack detail of land-use, land cover and layout of adjoining areas. An 
overall site plan at 1:500 scale should be provided showing the layout of all areas included in 
the two applications and adjacent land including existing development to the west of Tillhouse 
Road and south of Crannaford Lane and the school to the north, in order to show how the 
proposals will fit and work within their immediate context. Proposed verges, parking and street 
trees to Tillhouse Road and proposed road crossing, footways and cycle paths should also be 
indicated. Plot numbers of each dwelling within the application areas should be clearly marked 
for ease of reference. 
 
Building lines to street frontages should be continuous and avoid random stepping of units. 
Excessively large, awkwardly shaped parking courts with insufficient planting areas to soften 
them are an unsatisfactory feature of parcels 5a, 6 and 7a. 
 
There is little thought given to facilitate pedestrian access between parking courts and rear 
gardens/ entrances. 
 
Insufficient space appears to have been allowed for bin collection points in a number of 
instances eg plots 23-26, 52/5791/22/110-115, without blocking pedestrian access paths. 
The layouts do not make good use of space and there are numerous small areas of open 
space that serve no apparent function. 
 
Where amenity space is provided in the curtilage of apartments, it generally appears to be 
awkward left-over space rather than purposefully designed and there is ambiguity as to 
whether it is intended for communal use or private use of adjacent ground floor residents. The 
latter is generally preferred for security reasons and appropriate enclosures should be 
provided as demarcation which ground-floor residents can access directly from their 
apartments. 
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2.2 Parcel TC 5b 
This small, roughly triangular plot forms the rural edge to the development and gateway 
approach to the town from Crannaford Lane. The proposed arrangement of dwellings with 
their backs to Crannaford Lane creates an unwelcoming entry point and a poor quality 
streetscape. The whole design for this parcel needs reconsideration with a more outward 
facing solution. 
 
2.3 Parcel TC 5a 
The arrangement of parking bays on to the northern boundary in parcel TC 6 makes best use 
of the 6m gas easement. A similar approach should be adopted for parcel 5a. 
 
2.4 Parcel TC 6 
It is understood that design is currently being amended to remove proposed parking bays from 
the root protection area of the TPO trees to the eastern site boundary. 
 
There is wasted space to either side of the access road passing between plots 50 and 61 and 
it is unclear whether this space is intended as private or communal. It would be better to omit 
or reduce this and make better use of the space gained to improve the overall layout. 
Tree planting between parking bays to the front of plots 44-50 should be evenly spaced. 
There appears to be a pedestrian access linking around the site of pots 80-90 to connect 
between Tillhouse Road and the parking court to the rear. This appears to compromise both 
the security and privacy of plot residents and needs to be re-considered. 
 
Plots 44 to 50 should be shifted south to align with the frontages of plots 61-66 and provide 
planting to their frontages. 
 
The access path in front of plot 50 should be extended to meet the road to the north. 
 
2.5 Parcel TC7a 
The apartment block needs to be aligned on the central axis of the Crannaford Lane junction 
opposite. At present it is shown awkwardly off centre. The geometry of the building also 
requires amending to reflect and fit with the existing road geometry. The building should be 
designed as a key building and focal point for the junction and surrounding development and 
a high quality design is required that is unlikely to be achievable using standard building types. 
The parcel appears to be over-developed and is dominated to the rear by a large parking court 
affording poor amenity for residents and offering very little planting to help soften and relieve 
hard surfacing and elevations and to screen parking. 
 
The layout makes poor provision for access between parking bays and building entrances. A 
particularly poor example of this is the three rear entrance paths from the apartments which 
converge on a single parking bay. 
 
2.6 LEAP and surrounding foot/ cycleways 
 
There is an awkward pinch-point in the foot/cycleway immediately to the north side of the road 
junction crossing of Crannaford Lane, which narrows to 1.8m width at a point where the school 
pedestrian access and the entrance to the LEAP merge. Given the likely intensity of use in 
this area, additional foot/ cycle way space should be provided by trimming back the southwest 
corner of the LEAP to create a continuous 5m width cycle/footway between the pedestrian 
and cycle access paths to the school. 
 
The access road to the east of the LEAP is shown comprising 5.5m width carriageway with 
1.8m footway to either side. As this is to be the main cycle access route to the school the road 
should be designed as shared use with a maximum carriageway width of 6m. The junction 
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with Tillhouse Road should incorporate a raised table to give primacy to pedestrians and 
cyclists over vehicles. 
 
The design of the LEAP as presented is uninspiring, being overly enclosed and carved up by 
access paths, and misses the opportunity to provide a welcoming and exciting focal point in 
front of the school. The need for perimeter hedging adjacent to the main pedestrian path to 
the school seems unnecessary and a more open treatment should be considered which should 
also better integrate it with adjacent housing to the west. While the detailed design of the LEAP 
itself could be a matter for later consideration a clearer vision and framework for it should be 
provided as part of the current applications. 
 
Proposed trees are limes, concentrated around the southern end of the site where they are 
likely to heavily overshadow the main play space. Elsewhere there is opportunity for further 
ornamental trees within and around the space. 
 
Provision should be made for seating within and around the LEAP some of which should be 
arranged in configurations to promote social interaction. 
 
The proposed boundary hedge comprises mixed native species, predominantly hawthorn. Due 
to its sharp thorns, given its proximity to intensive play areas and expected high levels of 
activity on the surrounding footways it would be better to omit this species from the proposed 
mix. 
 
The whole of the open space is likely to be subject to heavy wear especially around the edges 
of the play equipment. The flowering meadow grass and species rich neutral grassland mixes 
proposed are unlikely to be robust enough to withstand this pressure except around the 
northern margins of the site and a more hard wearing grass mix is required for the remainder. 
Special consideration should be given to drainage and soil specification within this area to 
ensure that is sufficiently free draining and able to maintain a reasonable structure. 
 
Notwithstanding the submitted details detailed hard and soft landscape plans of the LEAP at 
1:100 scale should be required either prior to determination of the application or by condition. 
 
2.7 Boundaries generally 
Garden boundaries to public or communal spaces (including parking courts) should comprise 
brick or rendered walls according to house type or hedges with railings. 
 
Where front gardens/ planting beds are provided they should be protected by railings or walls 
at the back edge of adjacent footways. 
 
Garden areas to apartments should have appropriate boundary demarcation to clearly define 
public and private areas. 
 
Construction details for proposed boundary treatments should be provided. 
 
Locations of hedgehog highways to rear gardens referred to in the Open space specification 
and management plan should be indicated on the boundaries plans. 
 
2.8 Soft landscape generally 
More soft landscape is required within parking courts to help soften the hard built form of 
surfacings and building elevations. 
 
Where tree planting is indicated in parking courts it generally comprises small, slow growing 
species. Tree planting within parking courts should comprise medium size canopy species. 
Given the limited size of planting beds underground soil crating systems are likely to be 
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required to provide sufficient soil volume to sustain healthy tree growth to expected mature 
size. 
 
Planting comprises a small palette of entirely evergreen shrubby species, which are used 
throughout the scheme, regardless of aspect. This includes Skimmia j. Rubella which is shade 
loving and should be restricted to eastern/ northern elevations. Proposals should be amended 
accordingly and additional deciduous and specimen accent plants provided to give added 
interest. 
 
Proposed shrub planting is of limited wildlife value and greater emphasis should be given to 
including species of benefit to birds and invertebrates. 
 
Additional interest should be provided by inclusion of bulb planting within open space areas. 
 
2.9 Other general comments 
Topsoil to rear gardens should be minimum 300mm deep. Rear gardens should be shown 
turfed. 
 
A surfaced path should be provided linking between patio areas and rear garden access gates. 
Appropriately located paths should be provided to link front and rear entrances with roads/ 
footways to give clear pedestrian access particularly with push/ wheel chairs, wheelie bins etc. 
Details of locations and design of cycle parking arrangements should be provided particularly 
for apartments. 
 
E-charging facilities should be provided where parking is not on plot. 
 
Private rear gardens should be provided with water butts to collect roof run off for watering 
purposes. 
 
2.10 Town centre residential application specification and management plan 
A new section should be added setting out details of management responsibilities for the site 
following completion, such as private plot owners, management company, Town Council, DCC 
Highways. This should also include a plan showing extent of areas to be managed by each. 
 
Section 3 - add new section 'Post construction management measures' 
This should note that existing trees and hedgerows to be retained will not be included in private 
plot ownerships and will be managed by the management company or appropriate 
accountable body. 
 
Para. 4.5 - This paragraph should be omitted. Considerations of tree species in proximity to 
foundations should be addressed at design stage and tree planting must be undertaken in 
accordance with the approved planting plans. 
 
Para. 4.12 - Details are required regarding sourcing and testing of low nutrient soil. 
 
Para. 4.13 - It should be noted that finished levels of topsoil in relation to surrounding pavings 
and manholes are after settlement. 
 
Para 4.15 - the list of tree species given does not reflect the submitted planting plans and will 
require further amendment as noted above. 
 
4.19 - The hedgerow mix given should be noted as typical and may be subject to some 
variation as noted above. 
 
4.24 - The ornamental planting mix needs some amendment as noted above. 
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4.47 - Proposed bulb planting should be indicated on the detail soft landscape plans. 
 
Objective 3 - should include details of seating, picnic benches, formal play equipment, safety 
surfacings, incidental/ natural play features, signage. Include for RosPA sign off inspection of 
formal play areas. 
 
Section 5 table 1 
Existing trees and hedgerow - hedge trimming - include for more frequent trimming where 
necessary to prevent encroachment over foot/ cycleways. Refer to hedge management cycle. 
Indicate height range for trimming. 
 
New hedgerow planting - indicate height range for trimming. 
 
Single species hedgerow - Beech hedges are best pruned in late summer. Specify intended 
height and width range for hedges. 
 
Add section on play equipment, site furniture and pavings 
 
Add section for maintenance of wildlife mitigation measures - bat/ bird boxes, hibernaculae 
etc. Include plan showing locations of features. 
 
Section 6 - include play equipment inspections. 
 
3 Conclusion and recommendations 
 
The applications as presented are unsatisfactory for the reasons noted above. Layouts do not 
conform to best practice guidance including the National Design Code and Buildings for a 
Healthy Life and are considered contrary to NPPF policies 92, 104e, 110c, 112, 130 and 
131and Local Plan Strategy 5 para. 1), and policies D1 and D2. As such the application should 
be refused. 
 
Should a revised scheme be provided addressing the above points and the application is 
approved the following conditions should be imposed: 
 
1) No development work shall commence on site until the following information has been 
submitted and approved: 
a) A full set of hard landscape details for proposed walls, fencing, retaining structures, pavings 
and edgings, lighting, site furniture, play equipment and signage. 
b) Tree pit and tree staking/ guying details including details for extended soil volume under 
paving where necessary for trees within/ adjacent to hard paving. 
c) A detailed site levels plan(s) indicating existing and proposed levels and showing the extent 
of earthworks and any retaining walls. This shall be accompanied by representative sections 
through the site at a scale of 1:200 or greater clearly showing existing and proposed ground 
level profiles across the site and relationship to surroundings. 
d) A soil resources plan prepared in accordance with Construction Code of Practice for the 
Sustainable use of Soils on Construction Sites - DEFRA September 2009, which should 
include: 
- a plan showing topsoil and subsoil types based on trial pitting and laboratory analysis, and 
the areas to be stripped and left in-situ. 
- methods for stripping, stockpiling, re-spreading and ameliorating the soils. 
- location of soil stockpiles and content (e.g. Topsoil type A, subsoil type B). 
- schedules of volumes for each material. 
- expected after-use for each soil whether topsoil to be used on site, used or sold off site, or 
subsoil to be retained for landscape areas, used as structural fill or for topsoil manufacture. 
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- identification of person responsible for supervising soil management. 
2) The works shall be executed in accordance with the approved drawings and details and 
shall be completed prior to first use of the proposed buildings with the exception of planting 
which shall be completed no later than the first planting season following first use. 
3) Any new planting or grass areas which fail to make satisfactory growth or dies within five 
years following completion of the development shall be replaced with plants of similar size and 
species to the satisfaction of the LPA. 
(Reason - In the interests of amenity and to preserve and enhance the character and 
appearance of the area in accordance with Strategy 3 (Sustainable Development), Strategy 4 
(Balanced Communities), Strategy 5 (Environment), Strategy 43 (Open Space Standards), 
Policy D1 (Design and Local Distinctiveness), Policy D2 (Landscape Requirements) and 
Policy D3 (Trees in relation to development) of the East Devon Local Plan. The landscaping 
scheme is required to be approved before development starts to ensure that it properly 
integrates into the development from an early stage.) 
 
EDDC Landscape Architect 
21/08/25 - 1 REVIEW OF AMENDED DETAILS 
 
Site Layout 
 
The private access roads in NE corner of site in vicinity of plots 54 and 55 should be linked 
and the associated turning head omitted to provide a continuous road. I had understood that 
this was not possible due to level differences but the Planning drainage layout drawing shows 
the road ends have proposed levels of 25.00 and 25.38 respectively allowing more or less 
level access over the 20m or so distance between them. At the very least a pedestrian link is 
required linking between the two drive ends. 
 
A pedestrian link should be provided between the end of the access road adjacent plots 60-
62 and the MLR. 
 
Clarity is needed between private garden areas and communal/ public open space areas. An 
ownership plan indicating this should be provided. 
 
Narrow triangular planting beds between parking bays 23/24 and 47/48 are too narrow to 
sustain healthy plant growth and are likely to be over-run by vehicles and their passengers. 
They should be omitted. 
 
Details of the attenuation basin to the south of parcel TC7a should be included on relevant 
drawings to evidence proper consideration and integration of design proposals. 
Unallocated parking bays opposite plots 4-7 should be joined in to a single run of 6 spaces to 
make parking easier and make more efficient use of space. The increase in parking spaces 
here would enable a reduction in the parking court serving plots 8-17. 
 
The parking court serving plots 8-17 is unsatisfactory providing a mas of parking with limited 
planting to break up the spaces and poor pedestrian links between parking bays and the and 
corresponding rear garden entrances. The thin strip of planting indicated between the rear of 
the unallocated spaces and parking bays to plot 10 is too narrow to sustain healthy plant 
growth and should be omitted. 
 
The need for a back alley to rear plots 55-58 is questioned as rear garden access can be 
arranged for all adjacent plots without this. 
 
It is unclear how the boundary with Crannaford Lane will be treated and additional detail is 
required to show clearly the road edge, extent of footway and proposed treatment to the edge 
of this. 
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It is unclear how the frontage to plots 91-92 will be treated and how this relates to adjacent 
public access route. 
A 1:200 scale detail plan is required to clearly show the proposals for the mini square to the 
rear of plots 23/43. 
Treatment of alleys between plots 43/44; 65/66 and 69/70 is inconsistent with alley widths 
ranging from 3.5 to 5.5m. 
 
Boundaries - Dwg. 106 P6 
 
Railings are required to front plots 60-62; 55-58; 35; 49; 29; 
Access gates should be provided for plot frontages with railings. 
Confirm boundary treatments to frontages plots 91-92. 
Rationalise rear garden boundaries to plots 55-58. 
For consistency a gate should be provided to the rear access alley behind plot 74. 
 
The following garden boundaries should be brick wall rather than c/b fence - southeast 
boundary plot 1; north boundary plot 3; south boundaries to plots 51-54 and 58; north 
boundary to plot 55 
 
Reduce v. large private front garden to plot 08 and increase communal area accordingly. 
 
The 1.8m brick wall around the parking bays top plots 55-56 appears unnecessary. If retained 
reduce height to 1.5m and align along edge of parking bays. 
 
Walls to rear gardens plots 23/24 and 42/43 should follow the edge of the adjacent access 
path. 
Plots 23-28 should have uniform front garden depths. Similarly plots 77-90. 
 
The arrangement of rear gardens to plots 82-83 with the adjacent turning head is 
unsatisfactory. 
 
Elevational details of proposed boundary details are required. 
Construction detail of proposed 300mm high trellis panel on 1.5m high brick wall is required. 
 
Hard landscape treatments and site furniture 
 
Details of proposed external pavings and surfacings should be provided. 
 
It is not clear what is proposed in the way of access and surface finish to the north side of plot 
3. 
 
Rear gardens should be provided with paved patio areas and connecting paths form patio to 
rear access gate. 
Locations and details of proposed external lighting should be provided. 
 
Planting generally 
 
Street trees approved/ planted along the MLR outside of the site boundary should be shown. 
 
Proposed street trees are generally too small and slow growing. Medium/ large canopy trees 
are generally required with appropriate soil volumes. 
 
Planting palette is too monotonous comprising a very limited range of evergreen shrubs. 
Planting should include a mix of ground cover and specimen plants both evergreen and 
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deciduous plants to provide seasonal interest, biodiversity value, and differentiation between 
site areas (character areas) and taking account of aspect, ground floor windows and private/ 
communal space. 
 
In addition to above factors the limited planting palette makes the soft landscape scheme very 
vulnerable to introduced disease/ climate change factors and greater species diversity is 
required for future resilience of the scheme. 
 
Rear gardens should be shown turfed on 300mm depth topsoil. 
Overly narrow planting beds as noted under Site Layout comments above should be omitted. 
 
2 CONCLUSION & RECOMMENDATIONS 
 
The site layout changes are insufficient to adequately address previous comments and I have 
concerns about the overall quality of the hard and soft landscape detailing. Amendments and 
additional details are required as noted above before the scheme can be considered 
acceptable in terms of landscape design. 
 
Environment Agency 
 
18/11/22 - We object to this proposal on grounds that insufficient information has been 
submitted to demonstrate that the proposed development will be safe from flooding over its 
lifetime.  It is therefore contrary to the National Planning Policy Framework (NPPF).  We 
recommend that the application is not determined until a satisfactory Flood Risk Assessment 
(FRA) has been submitted.   
 
The reason for this position is set out below, together with advice relating to the discharge of 
conditions 14 (drainage) and 6 (CEMP).   
 
Reason - Flood Risk 
The red line boundary of this site shown in the location plan is different to that in the design 
and access statement.  The design and access statement states that the development is within 
flood zone 1, however if considering the site boundary set out in the location plan part of the 
development along the north of the site is at risk of flooding within flood zone 3. 
 
Assuming that part of the site is located within flood zone 3, a comprehensive flood risk 
assessment should therefore be provided with flood levels clarified and finished floor levels 
set minimum of 600mm above the 1% AEP plus climate change flood level.  In addition, layout 
drawings should be provided with the flood zones superimposed with finished floor levels 
clearly labelled.  Building footprints must be entirely out of the flood zone and there must be a 
minimum 7m easement/buffer zone along the ordinary watercourse.  This buffer zone should 
also be marked on plans and drawings.  Ground levels must not be raised within the flood 
zones and this should be reflected in the levels shown on the plans. 
 
Advice - Condition 14 (Drainage) 
 
We consider that the discharge of condition 14 is acceptable from our perspective, however 
we recommend that you also consult with your Lead Local Flood Authority (Devon County 
Council) for them to review the technical details of the surface water management system.   
While the flood map for planning is not overlaid onto any of the drainage drawings, it appears 
that the cellular storage tank does encroach into flood zone 2.  As a last resort, sealed 
underground attenuation tanks are suitable in fluvial Flood Zones as long as they can be 
operational during flood events and are maintainable.   
 
We should however be re-consulted on any changes to the design.   
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Advice - Condition 6 (CEMP) 
Previous works at Cranbrook have resulted in a number of incidents where there has been 
little regard to the runoff of soil to the watercourse.  We would therefore expect to see more 
details of this within the CEMP before the condition is fully discharged:   
 
o Detailed site specific measures to be put in place to prevent soil run off from site from 
exposed land at the early stage of the construction phase.  
o Plans to show where the soil stockpiles will be located and the specific measures to 
be put in place to prevent a discharge of silt laden water from these. 
o Details of measures to ensure protection of watercourses, on or next to the site, from 
soil run off from site via existing field ditches, watercourses or any ponds on site. 
o Details of any existing land drainage measures to prevent discharge of soil run off via 
these. 
o Confirmation that the ground works company and the construction site staff will be fully 
conversant with the plans to prevent unauthorised discharges of silt laden water from site. 
In the event of the pollution prevention plans failing, any discharges including that of sediment 
laden water should be reported to the Environment Agency as soon as possible via the 
incident hotline (0800 807060).  
 
Advice - Waste Management 
All waste arsing from the development must be disposed at a site which has an appropriate 
environmental permit or duly registered waste exemption.  The developer must confirm in 
writing that sites which receive its waste have:  
- An appropriate environmental permit or waste exemption 
- An appropriate use for the waste  
- Appropriate planning permission from the relevant local authority authorising the 
deposit of waste  
 
Waste from the development may also be reused at a site which has a valid Definition of 
Waste Code of Practice (DoWCoP).  Where waste is reused under a DoWCoP the developer 
must:  
- Satisfy itself that a receiving site has a valid DoWCoP 
- Satisfy itself that the reuse of waste at the receiving site meets the conditions of the 
DoWCoP 
- Satisfy itself that the receiving site has appropriate planning permission from the 
relevant local authority authorising the reused of waste.  
 
All hauliers who remove waste from the development must be registered with the Environment 
Agency as upper tier waste carriers and the developer must confirm hauliers are appropriately 
registered before transferring any waste for removal.  
 
Matters relating to the movement of lorries, dust control, the times lorries can enter or leave 
the site, the location of the site compound and site parking are matters regulated by the local 
authority.  
 
Advice to the LPA 
We will maintain our objection until the applicant has supplied information to demonstrate that 
the flood risks posed by the development can be satisfactorily addressed.  We would like to 
be re-consulted on any information submitted to address our concerns and we will provide you 
with bespoke comments within 21 days of receiving formal re-consultation.   
 
If you are minded to approve the application at this stage contrary to this advice, we request 
that you contact us to allow further discussion and/or representations from us.    
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Environment Agency 
25/07/25 - DC/2022/122853/02-L01 
Thank you for re-consulting us on this application.  
 
Environment Agency position 
We note the additional documents submitted since our previous consultation response dated 
18th November 2022. However, our position remains as an objection. There is insufficient 
flood risk assessment/technical assessment which demonstrates that the layout and floor 
levels would comply with our written formal position dated 18 November 2022. 
 
 
Environment Agency 
15/08/25 - Our ref: DC/2022/122853/03-L01 
Thank you for re-consulting us on this application. Having reviewed the flood risk assessment 
report 10822 FRA02 Rev3 dated 2 April 2025 our position remains unchanged from that in our 
formal response of the 25 July 2025. That response I copied below.  
 
Environment Agency position 
 
We note the additional documents submitted since our previous consultation response dated 
18th November 2022. However, our position remains as an objection. There is insufficient 
flood risk assessment/technical assessment which demonstrates that the layout and floor 
levels would comply with our written formal position dated 18 November 2022. 
 
Environment Agency 
 
10/09/25 
 
Environment Agency position 
 
Following review of the submitted Hydraulic Modelling Technical Study, we are able to remove 
our objection to this proposal. 
 
Reason  
We have reviewed the submitted Cranbrook Hydraulic Modelling Persimmon Phases 5A, 5B 
and 7A dated 03.09.25. We are satisfied that the report demonstrates that the floor levels 
would be a minimum of 600mm above the 1 percent AEP (Annual Exceedance Probability) 
plus climate change flood levels. Therefore, it is evident that the development, as proposed, 
would comply with the overriding requirements of the National Planning Policy Framework with 
regard to flood risk and climate change. 
 
Please ensure that all relevant updated plans and reports are included in the list of 'approved' 
documents or are conditioned so secure the implementation of the proposal as currently 
submitted. 
 
 
Environmental Health 
04/11/22 - I have reviewed the CEMP and I am satisfied that condition 6 can be discharged 
 
 
Health and Safety Executive 
02/09/25 –  
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1. Thank you for your email of 14 August 2025 to HSE’s Land Use Planning (LUP) advice 
team concerning the planning application for a Development of residential dwellings and 
associated car parking, roads, access, landscaping, infrastructure and engineering works 
(including ground modelling and utilities) (ref 22/2354/MFUL) at Parcels Tc5a, Tc6 & Tc7a 
Tillhouse Road Cranbrook Town Centre.  
 

2. The Health and Safety Executive (HSE) is a statutory consultee for certain developments 
within the Consultation Distance of Major Hazard Sites/ pipelines.  

 
 

3. HSE advised on 14/07/2025 that the proposed developed was in the vicinity of a major 
hazard accident pipeline, the Aylesbeare / High Bickington operated by Wales and 
West Utilities.  
 

HSE have reviewed this advice following the Aylesbeare / High Bickington pipeline 
reassessment in November 2018 which concluded that the HSE consultation zones are mostly 
reduced to a combined Inner/Middle/Outer zone of 3 metres within the proposed development 
site.  
 
HSE has superimposed the consultation zones for the pipeline onto the map of landscaped 
character areas and the illustrative masterplan following the pipeline reassessment. (see 
Appendix 1). 
 
4. HSE’s advice on planning applications is based on HSE’s Land Use Planning Methodology 

(see http://www.hse.gov.uk/landuseplanning/methodology.pdf). This uses a decision 
matrix with a combination of the consultation zones of the major hazard pipeline and the 
sensitivity level of the development to determine its advice to the planning authority, which 
will be that HSE either ‘Advises Against’ (AA) or ‘Does Not Advise Against’ (DAA) the 
granting of planning permission for the proposed development.  

 
In providing its LUP advice for this planning application HSE has taken account of the 
proposed development being:  
- partly located in the inner consultation zones of the Aylesbeare / High Bickington 

pipeline.  
- residential dwellings  
- transport links  
- landscaping and associated works  

 
Housing  
Housing will be located outside of the consultation zones altogether. HSE does not advise 
against housing outside of consultation zones.  
 
Transport links  
Access roads and pedestrian links are classed as sensitivity level 1 developments and will be 
located in the inner consultation zones and outside of the consultation zones altogether. HSE 
does not advise against sensitivity level 1 transport links in the inner consultation zone or 
outside of the consultation zones altogether.  
 
Landscaped and grassed/planted areas  
The land for landscaping will be located in the inner consultation zones and outside of the 
consultation zones altogether. HSE does not advise against landscaping in the inner 
consultation zones or outside of consultation zones.  
 
5. In summary HSE’s Land Use Planning advice team does not advise, on safety grounds, 

against the granting of planning permission.  
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Please note that HSE must be reconsulted if any changes are made to the planning 
application. Please do this directly through our land use planning team. 
 

 
 
Housing Strategy/Enabling Officer - Cassandra Pressling 
 
15/07/25 - The Affordable Housing Enabling team support this application.  
There are 3 affordable houses on this phase, plots 52 - 54, which are all 2 bedroom, 4 person.  
Parking is to the front of each plot and each property has rear access. 
  
National Grid 
28/07/25 - Regarding planning application 22/2306/MRES, there are no National Grid 
Electricity Transmission assets affected by the proposal. 
 
If you would like to view if there are any other affected assets in this area, please raise an 
enquiry with https://lsbud.co.uk/. Additionally, if the location or works type changes, please 
raise an enquiry. 
 
Please note this response is only in reference to National Grid Electricity Transmission assets 
only. National Grid Electricity Distribution (formerly WPD) and National Gas Transmission 
(formerly National Grid Gas) should be consulted separately where required. 
 
Natural England 
 
12/02/24 - Thank you for your consultation on the above dated 23 January 2024. 
Natural England is a non-departmental public body. Our statutory purpose is to ensure that 
the natural environment is conserved, enhanced, and managed for the benefit of present and 
future generations, thereby contributing to sustainable development. 
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SUMMARY OF NATURAL ENGLAND'S ADVICE 
 
NO OBJECTION 
 
Based on the plans submitted, Natural England considers that the proposed development will 
not have significant adverse impacts on designated sites and has no objection. 
 
Natural England's further advice on designated sites/landscapes and advice on other natural 
environment issues is set out below. 
 
European sites - East Devon Pebblebed Heaths SAC & East Devon Heaths SPA 
Based on the plans submitted, Natural England considers that the proposed development will 
not have likely significant effects on the East Devon Pebblebed Heaths SAC & East Devon 
Heaths SPA and has no objection to the proposed development due to the mitigation 
previously secured by S106 agreement. 
 
European sites - Exe Estuary SPA 
Based on the plans submitted, Natural England considers that the proposed development will 
not have likely significant effects on the Exe Estuary SPA and has no objection to the proposed 
development due to the mitigation previously secured by S106 agreement. 
 
Exe Estuary Site of Special Scientific Interest 
Based on the plans submitted, Natural England considers that the proposed development will 
not damage or destroy the interest features for which the site has been notified and has no 
objection. 
 
East Devon Pebblebed Heaths Site of Special Scientific Interest 
Based on the plans submitted, Natural England considers that the proposed development will 
not damage or destroy the interest features for which the site has been notified and has no 
objection. 
 
Protected species 
We have not assessed this application and associated documents for impacts on protected 
species. 
 
Natural England has produced standing advice 1 to help planning authorities understand the 
impact of particular developments on protected species. We advise you to refer to this advice. 
Natural England will only provide bespoke advice on protected species where they form part 
of a SSSI or in exceptional circumstances. 
 
Ancient woodland, ancient and veteran trees The local planning authority should consider any 
impacts on ancient woodland and ancient and veteran trees in line with paragraph 186 of the 
NPPF. Natural England maintains the Ancient Woodland Inventory which can help identify 
ancient woodland. Natural England and the Forestry Commission have produced standing 
advice for planning authorities in relation to ancient woodland and ancient and veteran trees. 
It should be taken into account when determining relevant planning applications. Natural 
England will only provide bespoke advice on ancient woodland, ancient and veteran trees 
where they form part of a Site of Special Scientific Interest or in exceptional circumstances. 
Should the proposal change, please consult us again. 
 
South West Water 
08/11/22 - With reference to the planning application at the above address, I would advise that 
South West Water has no objection to the discharge of conditions, including 6 - Construction 
& Environmental Management Plan, 11 - Sewage treatment and 14 - Drainage. 
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Urban Designer 
03/03/23 - Introduction 
 
Context is of particular relevance in this location as it neighbours so many different aspects of 
Cranbrook including existing housing, the education campus, Country Park, town centre and 
the only road junction within Cranbrook that links it to other communities. 
 
These parcels host the arrival and departure of several hundred pupils and staff each day 
throughout term time making it all the more important that the proposals properly analyse and 
respond to what is around them so that this entrance and backdrop to the education campus, 
town centre and town itself is high quality, forward looking and inspiring. 
 
Comments are based on Building for a Healthy Life 12 and the National Design Guide. 
Comments are coded to reflect sections that are relevant in the two documents. 
 

 
Comments on the proposal 
Some points picked up from the drawings: 
Overall proposal 
- The drawings suggest the layout has used the perimeter of the open space in front of the 
school in setting out elevations around it but this appears arbitrary when considering the 
end result where elevations are cranked, creating awkward and unattractive views of end 
gables. It also appears not to align the apartments on the west side of 7a with anything (5, 6, 
7; A, B, C, F)  
 
- The units suffer the usual problem of not being able to negotiate corners that are not at 90 
degrees. These are particularly prominent corners so need to have a successful design 
solution to avoid the approach to the town centre looking a bit silly. Vertical circulation cores 
could be an opportunity to vary angles so that apartment or house plans are not overly affected 
(6, 7, 8, 9; B, C, F) 
 
- The parking areas on all parcels dominate the areas behind the road frontage, preventing 
the areas of green space provided by the developer from becoming the social and communal 
recreational spaces they potentially could be. This is not helped by the amount of SLOAP 
created by the layout itself. (5, 6, 7, 8, 9, 10, 12; B, C, E, F) 
 
- The layout on all parcels seems inefficient given the large amount of Space Left Over After 
Planning (SLOAP), areas that have no discernible purpose, ownership or management, 
particularly around the apartment buildings. The layout needs to be redesigned to bring these 
spaces together and allow any left-over space to be designed as social spaces or well 
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designed and useable private gardens. Areas of unusable or unattractive private garden, such 
as that between plot 57 and the apartment building next to it, should be avoided (5, 6, 7, 8, 9, 
11, 12; B, C, E, F, H) 
 
- Surface water run-off should be managed using attractive swales, rain-gardens, ponds and 
water-features and connected tree-pits rather than being piped underground to crated 
attenuation tanks. This would help give purpose to land that is otherwise without purpose and 
it would help create a more attractive place to live (5, 6, 9, 11; B, E, F, I) 
 
- The public open space in front of the school is a missed opportunity to create an attractive 
and well-used social space. It is located where there are a lot of homes, where a lot of 
people are passing through, and should be able to host informal gatherings or more organised 
events that spill out from the school. It should be a focal point for the community 
that allows a different sort of gathering to take place from those in the more formal setting of 
the town square. The proposed design is lacking ambition and purpose and appears to 
discourage use rather than invite it in as it is surrounded by hedges. It could also do with more 
tree planting to provide thoughtful shading and spaces that are designed to be social 
and feel safe (1, 3, 4, 5, 6, 7, 9, 11; B, D, E, F, H) 
 
- The materials for housing and apartments contrast too strongly. Materials and design need 
to work better with each other to make the housing on these parcels work together while 
allowing units to retain visual identity. The contrast also risks tenure difference being very 
visible should apartments be transferred to a housing provider or sold for private rent. (4, 6, 8; 
A, B, H) 
 
- There is not enough material variety in the houses to create recognisable places. The 
materials for the houses create fairly neat units individually but together cause the parcels 
to have a dark and gloomy character that does not help to create identity or help with 
wayfinding. More material variety introducing lighter elements would be helpful (6, 7, 8, 9, 12; 
B, D, H)  
 
- The form and massing of the apartment buildings does not manage a successful visual 
transition between the housing, the school and the buildings coming in the town centre.  
Using contrasting materials horizontally on the elevations emphasises the scale of the 
buildings, making them less approachable and lacking in human scale. Vertical design 
features and articulation would allow units to be more recognisable and create a better sense 
of place. Balconies would help articulate the facades while providing private out-door space 
for upper floor units (4, 6, 8, 9; B, C, H) 
 
- The street elevations need more life. The apartment buildings across all parcels have only 6 
entrances onto the street front across approximately 120m of elevation and leave the open 
spaces around them without purpose or clear sense of ownership. A design with ground floor 
units with direct access to the outdoor spaces in front and / or behind them is 
necessary here to prevent these areas of dead space around the base of the buildings. This 
could combine duplex units at ground and 1st floor with apartments above to reduce parking 
pressure while retaining the necessary storey heights (6, 7, 8, 9, 12; B, C, F, H) 
 
- The apartment buildings on all parcels need to be revised to have ground floor units opening 
onto the spaces in front of and behind the building so they form private gardens, a sense of 
place and create defensible spaces. Their overall design is unattractive, particularly with the 
wide footprint and resulting high pitched roofs that give the buildings unattractive 
proportions. The window to wall area ratio is also small which combined with the proportions 
gives the impression of a small jail. 
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The windows need to be bigger. There needs to be greater façade articulation that breaks up 
the massing and allows the buildings and the units within them to have greater identity. 
This could be achieved using inset or cantilevered balconies, expressed boxing or vertical 
design or material variation that breaks up the façade. The roofs may work better as flat to 
help with the proportions of the building unless the depth of the footprints can be reduced to 
avoid badly proportioned pitches (4, 6, 7, 12; B, H) 
 
- The town-houses suffer from poor façade articulation and need revision. The elevations 
would benefit from gabled fronts to each unit and greater vertical articulation to help 
differentiate the units. Balconies, where suitable, would also help provide a more lively street-
scene as has been been used for the apartment units in the town centre itself. 
 
Greater material variety is also needed, as noted above, and it would be good to lighten the 
tone generally, perhaps being a bit more playful with facades. The current choice of materials 
is dour and rather sensible (4, 6, 7, 12; B, H) 
 
- The cycle path running east west across the top of 5 and 6 should be on a raised table when 
crossing roads so cyclists and pedestrians have clear priority over motor-vehicles (2, 9; D) 
 
- The same cycle path should align with the north side of the shared road rather than the 
middle so there is less conflict with cars reversing from parking spaces (2, 5, 7, 8, 9, 10; D, F) 
 
- The 'coach-houses' would be greatly improved if direct access was provided between garage 
and the home using an internal fire-door. Access to the garden could also be via the garage 
and the back-door that currently only opens onto a small area of storage space. This would 
avoid residents having to exit their home, walk through a car park just to get to their private 
outdoor space. The existing level of separation will hinder the use of this space (4, 5; C, H) 
Parcel 5 
 
- The plots (12 and 13) at the north-eastern corner of 5b are cranked to line through with the 
northern boundary but appear out of place when seen from the open space in front of the 
school. They should align with the other buildings on the eastern boundary instead (5, 6, 7, 8, 
9; A, B, C, F) 
 
- There is a considerable amount of Space Left Over After Planning (SLOAP) around plots 12-
13. This creates issues of defensible space, management and use of these open spaces 
where these are all lacking definition. Any redesign should reduce this SLOAP to a minimum 
while providing meaningful and purposeful space for people to socialise within or other uses 
such as bio-diversity or SuDS (3, 5, 6, 7, 9, 11, 12; B, C, E, F, H, I) 
 
- It would be good to see a foot / cycle link across parcel 5a connecting the existing road 
serving the housing on the other side of Crannaford Lane. Lack of context drawings make this 
potential link less evident (1, 2, 5, 9; A, D, F) 
 
- The pedestrian access into 5b between the apartment building and plot 23 goes from 
nowhere to nowhere else so should be omitted. This gap between buildings is not helpful as 
it also is next to four parking spaces which creates a very wide opening onto the street where 
the design should be striving for more enclosure and a better sense of security. The path runs 
between the parking spaces and a blank gable at the end of the apartment building so has 
little passive security (1, 6, 7, 8, 12; B, D, F, H) 
 
- The parking next to plot 23 is not well located as the spaces open directly onto the Crannaford 
Lane and relate poorly to the buildings around them so have a poor sense of ownership. These 
spaces should be relocated behind the street frontage (6, 7, 9, 10; B, D, H) 
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- The garden of plot 23 is very poorly resolved as the parking spaces that encroach into it 
divide it into two narrow areas, neither of which are particularly usable. This needs to be 
rearranged so the garden becomes useable and parking spaces can relate to the homes they 
serve (4, 7, 10, 12; C, H) 
 
- Where the cycle path shares the road surface with motor vehicles along the northern 
boundary the cross section can be designed to include a gulley drain with different coloured 
surface material on the northern side of the drain to informally indicate the cycle-path. (2, 5, 6, 
7, 8, 9; B, D, F) 
 
- The frontage housing on 5a should be re-oriented so the view for people approaching 
Cranbrook from the Crannaford Lane is improved. At present the plots gives views of rear 
garden walls only. Re-orienting the units would also enable the open space within the 
floodplain to be better overlooked and to start forming a more meaningful space in its own 
right.(5, 6, 7, 12; A, B, C, F, H) 
 
Parcel 6 
- The pavement behind the parking spaces along the northern boundary could be incorporated 
into the shared road surface as it effectively forms part of the road already, a pavement runs 
past the fronts of the houses making this surplus to  requirements. It this is retained it should 
be only as a change in surface material rather than being kerb separated 
(1, 2, 6, 7, 8, 9, 12; B, D, F) 
 
- When incorporating this footpath the cross section of this northern boundary road can be 
designed with a gulley drain and use different surface materials to informally indicate the cycle 
path (1, 2, 6, 7, 8, 9; B, D, F)  
 
- More tree and shrub planting should be incorporated into the strip of parking along this 
northern boundary to make it less visually intrusive (6, 7, 9, 11, 12; B, E, F, I) 
 
- The pedestrian link to the parking area behind plots 52-57 is narrow and unattractive, 
appears arbitrary and pointless as these units can access the house from the parking spaces 
from the rear. The link to the gardens between 76-77 also appears pointless. In both cases 
the buildings should form a continuous terrace to form a convincing frontage (6, 7, 8, 9, 12; 
B, C, D, F, H) 
 
- The link between apartments 27-39 and plot 40 is poorly resolved with poor overlooking, too 
much hard surface and poor integration into the parking and landscaped area behind the 
frontage. The design of the apartments, the areas of open space around them and their 
parking needs to be revised (2, 6, 7, 8, 9, 10, 12; B, C, D, H) 
 
- The landscaped area in the parking area next to plot 46 can extend and cut the driveway to 
reduce vehicular permeability while reducing the visual dominance of parking and improve 
the attractiveness of this space behind the buildings (4, 5, 6, 7, 9, 11, 12; B, C, E, F, H) 
 
- The link between the apartments and plot 79 creates permeability that is unlikely to be used 
very much, is poorly overlooked, poorly resolved (as is the parking arrangement), and could 
form a risk to the security of the parking area behind the apartments (1, 4, 6, 7, 8, 9, 12; B, C, 
D, F, H) 
 
- The parking and landscaped area behind apartments 80-90 leave a lot of land over as 
SLOAP, also the case in front of the apartments, and is dominated by parking. This area 
should be redesigned to reduce the visual dominance of the parking. Vehicle access to plots 
69-70 and units on the eastern side of this block could be from the north to remove the need 
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for the eastern access off Tillhouse Way while enabling landscaping to be brought across the 
east west driveway behind this frontage to break up this area of parking and hard landscape. 
This could still be done if the access from Tillhouse Way is retained (5, 6, 7, 9, 10, 12; B, C, 
M, F, H) 
 
- Although open space is welcome space either side of the access road between plots 50 and 
61 appears arbitrary, lacking any purpose and therefore is unlikely to be used for anything. 
Open space should be well designed to encourage use for social interaction, as an attractive 
part of a SuDS chain or bio-diversity area or all these purposes and more combined. As it is 
this appears to be more SLOAP so the layout should be revised to address this (4, 5, 6, 7, 9, 
11; B, C, E, F, H, I) 
 
- Access to the rear garden of plot 66 should be from the front, rather than forcing such a long 
walk to a rear gate down an unattractive alley. The gardens to plots 66-67 include narrow 
areas that are unattractive and largely unusable so these should be redesigned (4, 11, 12; H) 
 
- Access to the gardens to plots 46 and 51 appears to involve leaping over a high wall rather 
than more traditional means, like a gate. Access should be direct from within the unit itself 
which could be made possible with a door into the garden from their garage spaces. As the 
gardens are so small it is probably inappropriate to have such high walls around them. The 
gardens should also be made larger and more useful to the residents as there is space 
available to do so (4, 5, 11, 12; H) 
 
Parcel 7 
- There is no drawing to demonstrate how the western apartments on 7a relate to the existing 
housing opposite. It could contrast or conform with this but needs to demonstrate a design 
approach that helps to create a built scale and attractive, memorable townscape appropriate 
to this entrance to the town centre (5, 6, 7; A, B, C, F) 
 
- The view from the Crannaford lane is not well terminated. The apartment building on 7a 
opposite the junction is offset when it should be central and does not present a vibrant or 
attractive elevation towards this Cranbrook entrance (5, 6, 7, 8; B, D, F) 
 
- The 7a apartment facing north has been located to be central in the view from the school but 
the elevation is austere, there is no private outdoor space around its perimeter and the 
lack of private entrances results in a relatively lifeless street scene (4, 6, 7, 8, 9; B, C, F, H) 
- It would be better to have housing facing onto the basin across the southern boundary of 7a 
rather than having a gap onto parking and access road. A pedestrian link should be retained 
but designed to be attractive and clearly overlooked from inhabited rooms (1, 2, 4, 5, 6, 7, 8, 
9; A, D) 
 
- Units 93-94 share the same issue as so many others by sitting in a sea of SLOAP. Much of 
this could be incorporated into private garden space, used as part of the SuDS chain or 
designed as social space rather than being simply left in front of people's homes for no 
apparent reason (4, 5, 6, 7, 11, 12; B, E, F, H) 
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Appendix 3 – 22/2354/MFUL Consultation replies in full.  
Contaminated Land Officer 
12/02/24 - I have considered the application and do not anticipate any concerns in relation to 
contaminated land. 
 
 
County Education Dept 
16/12/22 - Regarding the above planning application, Devon County Council has identified 
that a proposed increase of family type dwellings in Cranbrook would have a direct impact on 
the schools within Cranbrook. 
  
In order to make the development acceptable in planning terms, an education contribution to 
mitigate its impact will be requested. This is set out below:  
 
Our contribution request is based upon the 'Town Centre Memorandum of Understanding' 
which was signed on 11.5.22, which specifies that contributions of £1,742 per Additional 
Residential Dwelling will be paid towards provision of additional primary school places. 
 
The documentation associated with this application indicates this application would see an 
increase of 84 dwellings which would equate to an education contribution to the sum of 
£146,328. However, we would appreciate confirmation of the number of dwellings and the 
contribution should be calculated based on the total number of dwellings multiplied by £1,742 
as per the agreement stated above.  
  
All contributions will be subject to indexation using BCIS and any indexation applied to the 
contributions requested should be applied from 11.5.22, the date the 'Town Centre 
Memorandum of Understanding'  was signed. 
 
In addition to the contribution figures quoted above, the County Council would wish to recover 
legal costs incurred as a result of the preparation and completion of the Agreement.  
 
County Highway Authority 
30/01/23 - The highway observations, whilst also looked at in isolation, is also considered 
alongside live application 22/2306/MRES, received by the Highway Authority on 31 October 
2022. I apologise for the delay in our response. 
 
The above full planning application is for a residential development, across three parcels of 
land, totalling 84 dwellings. Consideration is given for consent already granted for application 
03/P1900 and the associated vehicle movements that would be generated from this. Whilst 
this application would see additional vehicular movements from residential practices, it is  the 
view of the Highway Authority that the development proposed, taking into account relevant 
policies and the sites proximity to local amenities and public transport is unlikely to have an 
impact on the local highway network that can be considered as severe. 
 
Based on the information received for this application, and accesses thereto the site can be 
dissected into three sections. 
 
- 13 Dwellings to be served off Crannaford Lane. 
- 25 Dwellings south of Tillhouse Road. 
- 46 dwellings north of Tillhouse Road. 
 
The parcels of residential development that would see access via an existing arrangement off 
Crannaford Lane and a new access off the southern side of Tillhouse Road are wholly reliant 
on other applications coming forward. Both internal layouts proposed would not be adopted 
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by the Highway Authority and as such would remain under private responsibility to maintain 
where APC is likely to apply. 
 
With regard to the remaining parcel north of Tillhouse Road which would see the creation of 
two new vehicular access points and the closure of an existing bellmouth as denoted in the 
supporting drawings, the layouts proposed would also see private responsibility for their future 
maintenance should consent be granted which APC likely to be applicable. 
 
The western area of this parcel is also reliant on a separate application coming forward, 
although it would appear the eastern section could in principle be built out without such 
reliance. 
 
However, and like neighbouring application 22/2306/MRES, whilst the proposed points of 
refuse pickups have been highlighted, the submitted information to date doesn't appear to 
detail a swept pathed analysis for refuse vehicles into the respective parcels that ensures 
appropriate access can be achieved. This needs to be clearly demonstrated (11.4 refuse 
vehicle, tracked on a suitably scaled topographical drawing, 1:200 scale advised). 
 
It is advised that the applicant firstly understand and gets confirmed in writing, that the local 
waste management company would be willing to serve private settlements as presumed by 
the applicant. In the event that refuse access isn't permitted to all the residential developments 
for this application, the location of the refuse collection points is likely to 
require revising. 
 
All dwellings need to appropriately accommodate at least once cycle space per bedroom, EVC 
access should also made available to all dwellings. The level of vehicular parking put forward 
by the applicant would be a matter for the LPA to consider if appropriate. 
 
Associated parties are required to fulfil the relevant obligations set out in the latest S106 
agreement. It needs to be ensured that appropriate amendments are made, where any 
additional dwellings consented are also legally bound to any contributions and/or 
commitments within. 
 
Once the above queries have been addressed and clarified through additional information, the 
Highway Authority will assess and look to provide further comments to the LPA as part of their 
overall determination for the development proposed. To reiterate however, lawful access to 
the existing network cannot be delivered for the this application in its entirety without the 
favourable decision of the neighbouring and aforementioned live planning application. 
 
County Highway Authority 
22/08/25 - Observations and background 
 
I refer to the latest supporting information in relation to the above-mentioned planning 
application and have the following observations for the highway and transportation aspects of 
this proposal. 
 
In our previous comments dated 26 January 2023, DCC raised a number of queries regarding 
the development proposed, where it was advised these were addressed prior to the application 
being determined, considering adjacent application 22/2306/MRES at the time. 
 
The applicant has subsequently provided revised information for the proposal. Whilst each 
application is treated on its own merits, in this case the application will also need to be 
assessed alongside adjacent application 22/2306/MRES and vice versa. 
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Access to parcel TC6 has been reduced to one single point of vehicular access off Tillhouse 
Road. Parcels TC5 AND TC7a accesses onto the wider network remain as per originally 
proposed. Should consent be granted, and for consistency a traffic calming feature(s) will be 
required along Tillhouse Road (to accommodate the TC6 access), to help promote reduced 
speeds along this straight stretch of the Main Link Road, taking into account upcoming uplift 
works also around this location and the delivery of parking bays either side of the access. 
 
Turning to the internal layouts of the respective parcels it is the understanding of DCC that 
elements of the estate roads proposed are intended to be offered up for adoption in the future. 
For clarity, will not be adopting trees/vegetation. As part of any future S38 application, the 
estate roads would need to be designed and constructed to an adoptable standard. At this 
stage, based on the information received to date the following remains outstanding for DCC 
to ascertain: 
• Streetlighting (and their intentions to accommodate roads and footpaths/footways). 
• Clarity on radii on all intersections 
• Pedestrian crossing points within the internal layout. 
• Whilst swept path drawings have since been provided, further detail may be required 

as part of any future S38 adoption application. 
• Any unallocated parking proposals that are also offered up for adoption would need to 

be accompanied by the above being clearly understood first, for DCC to consider. 
However, single or double unallocated parking areas would not be acceptable. 

 
To reiterate, associated parties are required to fulfil the relevant obligations set out in the latest 
S106 agreement. It needs to be ensured that appropriate amendments are made, where any 
additional dwellings consented are also legally bound to any contributions and/or 
commitments within. 
 
Summary 
 
Should members be minded approving the development proposed DCC recommend that a 
suitably worded condition to ensure highway mitigation on the MLR is implemented and 
delivered by the applicant/future developer at/around all MLR access points to aid and 
promote speed reduction along this point of the network. 
 
The following conditions are also recommended to be annexed into any favourable decision 
notice: 
 
• The proposed estate road, cycleways, footways, footpaths, verges, junctions, street 

lighting, sewers, drains, retaining walls, service routes, surface water outfall, road 
maintenance/vehicle overhang margins, embankments, visibility splays, accesses, car 
parking and street furniture shall be constructed and laid out in accordance with details 
to be approved by the Local Planning Authority in writing before their construction 
begins, For this purpose, plans and sections indicating, as appropriate, the design, 
layout, levels, gradients, materials and method of construction shall be submitted to 
the Local Planning Authority. 

• The proposed roads, including footpaths and turning spaces where applicable, shall 
be constructed in such a manner as to ensure that each dwelling before it is occupied 
shall be served by a properly consolidated and surfaced footpath and carriageway to 
at least base course level between the dwelling and existing highway. 

• There shall be an area of hard standing at least 6m in length (as measured from the 
nearside edge of the highway to the face of the garage doors), where the doors are of 
an up-and-over type. 
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• Any tandem parking spaces must be a combined minimum of 11.5 metres in length 
(as measured from the nearside edge of the highway to the edge of the building/garage 
door where the doors are of an up-and-over type.). 

• Provision shall be made within the site for the disposal of surface water to prevent its 
discharge onto the highway, details of which shall have been submitted to and 
approved in writing by the Local Planning Authority. Such provision shall be made 
before commencement and maintained thereafter at all times. 

• Prior to first occupation of the development hereby permitted, access to covered cycle 
and motorcycle parking, numbers, and spaces to be fully in accordance with a detailed 
scheme to be submitted to and approved in writing by the Local Planning Authority. 

• Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 1995 (or any order revoking and re-enacting that Order), the use 
of any existing garage, or garage hereby permitted, as part of this development shall 
not be used other than for the parking of domestic vehicles and not further ancillary 
residential accommodation, business use or any other purpose whatsoever. 

• Prior to first occupation of the development hereby permitted, access to appropriate 
electric vehicle charging points will be committed to being available to all dwellings. 
This is to be provided within the garages or through shared charge points. They shall 
be in accordance with a detailed scheme to be submitted to and approved in writing 
by the Local Planning Authority. 

 
 
Devon County Flood Risk Management Team 
06/12/22 - At this stage, we object to the above planning application because the applicant 
has not submitted sufficient information in order to demonstrate that all aspects of the surface 
water drainage management plan have been considered. In order to overcome our objection, 
the applicant will be required to submit  some additional information, as outlined below. 
 
Observations: 
 
Whilst this planning application does not include Parcel TC7b nor the proposed swale to the 
south, the applicant should clarify what area will drain into the swale. The Flood Risk 
Assessment submitted for this planning application notes that Parcels TC7a and TC7b will 
drain into a sewer within Tillhouse Road and then Basin 2c. However, planning application 
22/2307/MRES notes that Parcel TC7b will drain into the proposed swale. 
 
A swale and basin have been referred to. However, only Parcel TC7b will drain into a swale 
before draining into basin 2c. The applicant should include above-ground features within all 
parcels to provide SuDS Management Trains. 
 
Will the existing connections for Parcel TC7a be removed? 
 
The MicroDrainage model outputs for basin 2c do not include upstream flows from the 
attenuation tank and swale. The applicant should confirm how they have assessed these flows 
entering the basin.  
 
The applicant should demonstrate how exceedance flows shall be managed within these 
parcels.  
 
We will not provide comments on Parcels TC3 and TC8b as they do not seem to have planning 
applications in at this stage. 
 
 
Devon County Council Waste Management 
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09/07/25 - Dear Sir/Madam, 
 
 
Paragraph 8 of the National Planning Policy for Waste and Policy W4 of the Devon Waste 
Plan requires major development proposals to be accompanied by a Waste Audit Statement. 
This ensures that waste generated by the development during both its construction and 
operational phases is managed in accordance with the waste hierarchy, with a clear focus on 
waste prevention in the first instance. A key part of this will be to consider the potential for on-
site reuse of inert material which reduces the generation of waste and subsequent need to 
export waste off-site for management. It is recommended that these principles are considered 
by the applicant when finalising the layout, design and levels.  
 
Therefore, it is recommended that a condition is attached to any consent to require the 
submission of a Waste Audit Statement prior to the commencement of the development as 
stated below:  
 
Prior to the commencement of development, a waste audit statement shall be submitted to, 
and approved in writing by the Local Planning Authority. This statement shall include all 
information outlined in the waste audit template provided in Devon County Council's Waste 
Management and Infrastructure Supplementary Planning Document. The following points 
shall be addressed in the statement:  
 
o Identify measures taken to avoid all waste occurring. 
o Demonstrate the provisions made for the management of any waste generated to be 
in accordance with the waste hierarchy. 
o The amount of construction, demolition and excavation waste in tonnes, set out by the 
type of material.  
o Identify targets for the re-use, recycling and recovery for each waste type from during 
construction, demolition and excavation, along with the methodology for auditing this waste 
including a monitoring scheme and corrective measures if failure to meet targets occurs.  
o The details of the waste disposal methods likely to be used, including the name and 
location of the waste disposal site, and justification as to why this waste cannot be managed 
more sustainably.  
 
The development shall be carried out in accordance with the approved statement. 
 
Reason: To minimise the amount of waste produced and promote sustainable methods of 
waste management in accordance with Policy W4 of the Devon Waste Plan and the Waste 
Management and Infrastructure Supplementary Planning Document. This information is 
required pre-commencement to ensure that all waste material is dealt with in a sustainable 
way from the outset of the development including any groundworks, demolition, construction 
and operation. 
 
The Waste Planning Authority recommends that the LPA is satisfied with the provision of 
waste storage for the operational phase of the proposed development. Information 
surrounding operational waste can be found here: Waste Performance Statistics 2022-23.pdf 
(devon.gov.uk) (page 7).  
 
 
Devon & Somerset Fire And Rescue Service 
08/07/25 - Thank you for consulting Devon and Somerset Fire and Rescue Service regarding 
the above planning application. I have studied the amended drawings on the planning portal 
and it would appear (without prejudice) to satisfy the criteria we would require for B5 access 
under Building Regulations. 
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Access and facilities for the Fire Service are set out in detail in Approved Document B (Fire 
Safety) Volume 1: Dwellings. The Fire and Rescue Authority is a statutory consultee under 
the current Building Regulations and will make detailed comments at that time when consulted 
by Local Authority Building Control (or a registered building control approver). 
 
Consideration should be given at the design stage for the provision of fire hydrants for this 
development. 
 
Health and Safety Executive 
02/09/25 –  
 
1. Thank you for your email of 14 August 2025 to HSE’s Land Use Planning (LUP) advice 

team concerning the planning application for a Development of residential dwellings and 
associated car parking, roads, access, landscaping, infrastructure and engineering works 
(including ground modelling and utilities) (ref 22/2354/MFUL) at Parcels Tc5a, Tc6 & Tc7a 
Tillhouse Road Cranbrook Town Centre.  
 

2. The Health and Safety Executive (HSE) is a statutory consultee for certain developments 
within the Consultation Distance of Major Hazard Sites/ pipelines.  

 
 

3. HSE advised on 14/07/2025 that the proposed developed was in the vicinity of a major 
hazard accident pipeline, the Aylesbeare / High Bickington operated by Wales and 
West Utilities.  
 

HSE have reviewed this advice following the Aylesbeare / High Bickington pipeline 
reassessment in November 2018 which concluded that the HSE consultation zones are mostly 
reduced to a combined Inner/Middle/Outer zone of 3 metres within the proposed development 
site.  
 
HSE has superimposed the consultation zones for the pipeline onto the map of landscaped 
character areas and the illustrative masterplan following the pipeline reassessment. (see 
Appendix 1). 
 
4. HSE’s advice on planning applications is based on HSE’s Land Use Planning Methodology 

(see http://www.hse.gov.uk/landuseplanning/methodology.pdf). This uses a decision 
matrix with a combination of the consultation zones of the major hazard pipeline and the 
sensitivity level of the development to determine its advice to the planning authority, which 
will be that HSE either ‘Advises Against’ (AA) or ‘Does Not Advise Against’ (DAA) the 
granting of planning permission for the proposed development.  

 
In providing its LUP advice for this planning application HSE has taken account of the 
proposed development being:  
- partly located in the inner consultation zones of the Aylesbeare / High Bickington 

pipeline.  
- residential dwellings  
- transport links  
- landscaping and associated works  

 
Housing  
Housing will be located outside of the consultation zones altogether. HSE does not advise 
against housing outside of consultation zones.  
 
Transport links  



 

22/2354/MFUL  

Access roads and pedestrian links are classed as sensitivity level 1 developments and will be 
located in the inner consultation zones and outside of the consultation zones altogether. HSE 
does not advise against sensitivity level 1 transport links in the inner consultation zone or 
outside of the consultation zones altogether.  
 
Landscaped and grassed/planted areas  
The land for landscaping will be located in the inner consultation zones and outside of the 
consultation zones altogether. HSE does not advise against landscaping in the inner 
consultation zones or outside of consultation zones.  
 
5. In summary HSE’s Land Use Planning advice team does not advise, on safety grounds, 

against the granting of planning permission.  
 
Please note that HSE must be reconsulted if any changes are made to the planning 
application. Please do this directly through our land use planning team. 
 

 
 
Housing Strategy/Enabling Officer - Cassandra Pressling 
16/07/25 - The Affordable Housing Enabling team understand that a Memorandum of 
Understanding was entered into by East Devon District Council, Devon County Council, 
Cranbrook Town Council and the New Community partners setting out requirements and 
obligations to be entered into for the additional residential development within the town centre. 
This confirmed that the requirement for Affordable Housing for the additional dwellings in the 
town centre would be removed. 
It was agreed however that the affordable housing requirement from the shortfall from the 
consent for 26 dwellings in parcel TC4a (EDDC reference 21/2020/MRES) would be delivered 
through the consortium town centre applications. 
 
We note Parcel TC5a and Tc7a will not providing any affordable housing. 
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Parcel TC6 will provide 3 affordable units. These will be 2 bedroom, 4 person houses, which 
we support.  We require the tenure to be Social Rent as this meets housing need in the district 
and aligns with government priorities for the delivery of new affordable housing.    
 
Police Crime Prevention Officer 
23/11/22 - Thank you on behalf of Devon and Cornwall Police for the opportunity to comment 
on this application. There are aspects of the scheme that I cannot support as they are proven 
to increase the opportunity for crime and anti-social behaviour (ASB) as well as the fear of 
crime and ASB. Such design features also conflict with National Planning Policy Framework 
guidance and strategies (Strategy 37 - Community Safety) within the East Devon Local Plan. 
 
Secured by design guidance suggests that the security of a development should 'not be 
compromised by excessive permeability, for instance by allowing the criminal legitimate 
access to the rear or side boundaries of dwellings, or by providing too many or unnecessary 
segregated footpaths'. 
 
There are numerous examples, some highlighted below, throughout the development where 
legitimate access has been afforded to the rear boundaries of plots. In some such areas 
natural surveillance opportunities are limited, thus further increasing the opportunity for crime 
and anti-social behaviour (ASB) as well as the fear of crime and ASB. Additionally, there are 
areas where private space immediately abuts public space with no buffer or defensible space 
in place which increases the potential for conflict and space with no boundary treatments, thus 
leaving it undefined with a lack of clear ownership which can lead to misuse. 
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The features above do not conform to designing out crime principles, therefore I cannot 
support them. In relation to further recommendations, the ground floor window of apartment 
blocks should be afforded a 1m wide, 1m high planting buffer to prevent easy access to open 
windows and tradesperson buttons must not be installed to communal entrances for mail 
delivery as they have proven to contribute to crime and ASB. Mail delivery should be via a 
‘through-the-wall’ mail delivery into secure internal letterboxes, boxes located within an 
‘airlock’ access controlled entrance hall/lobby, whereby access can be gained by a postal 
worker through the outer door only or external letterboxes (certificated to TS009) should be 
considered. If utility readings cannot be carried out remotely it would be preferable that they 
were located externally near the main entrance or in the ‘airlock’ space, thus again negating 
the need of a trades button. 
 
Presumably the site will be lit in accordance with relevant British standards (BS 5489:2020), 
this should include effective lighting of pathways, gates and parking areas. This will promote 
the safe use of such areas, reduce the fear of crime and increase surveillance opportunities.  
Yours faithfully,  
 
Kris Calderhead Designing Out Crime Officer 
 
EDDC District Ecologist 
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11/03/24 - The application is supported by an Ecological Assessment report (Ecology 
Solutions, September 2022) which details the results of several ecological surveys originally 
commencing in 2011, including the most recent surveys undertaken in 2021. The report is 
intended to cover several (but spatially close) separate planning applications. The surveys are 
considered sufficient to inform this development proposal.  
 
The majority of the protected and notable species and habitats of higher ecological value 
recorded within the ecology assessment are located in the adjoining sites to the north being 
considered under a separate reserve matters application (22/2306/MRES). The north-east 
boundary of the site, adjacent to a line of mature trees and area of scrub, is considered the 
most valuable habitat on the site - confirmed to provide habitat for hazel dormouse.  
 
This full application was validated on 11 November 2022 and as such would be subject to 
Policy CB26 of the Cranbrook Plan (adopted October 2022). Policy CB26 of the plan requires 
the delivery of 10% biodiversity net gain (BNG) as measured using the most up to date metric 
(currently the statutory biodiversity metric). No metric or details regarding the delivery of BNG 
is provided. 
 
The ecology report makes recommendations for ecological mitigation and enhancement for 
all areas covered by the report, e.g., recommendation for bird and bat boxes, reptile, and 
dormouse mitigation.  
 
In accordance with BS 42021:2022 Integral nest boxes - selection and installation for new 
developments it is recommended that 'universal' integrated bird bricks be provided at a ratio 
of 1 brick per dwelling. The bricks should be in clusters of 2-3 in the north, east and west gable 
ends or close under the eaves away from windows and doors at a height of 4m+, with clear 
flight access and no protruding ground floor roofs such as garages. It is extremely important 
that the bricks are clearly marked on the planning elevation drawings to ensure they are not 
overlooked during the construction stage. 
 
Given the urbanised location of the site the recommendations for bat boxes are considered 
sufficient but their locations should be shown. 
 
The ecology report (section 5.3.35) recommends areas of tussocky grassland in the east part 
of TC6 and south part TC7A for reptile habitat. There is some potential grassland habitat 
shown in the east part of TC6 but none in TC7A. It is unsure if additional reptile habitat is 
proposed for other areas covered by separate planning application or whether a reptile 
receptor site is being proposed. The area in the east of TC7A is below a line of mature trees 
so may be subject to heavy shading. Although, a buffer to the area of scrub further east is 
welcome but ideally there would be no car parking spaces in this area. 
 
Additional ecological recommendations (not included within the ecology report) include the 
provision wildlife permeable close-boarded fencing, i.e., 13 cm x 13 cm holes at ground level 
and provision of insect bricks (one per dwelling). 
 
 
EDDC District Ecologist 
03/09/25 –  
 
Biodiversity net gain (BNG) 
The submitted BNG Statement and Assessment (GE Consulting, August 2025) considers all 
development parcels subject to planning applications 22/2354/MFUL and 22/2306/MRES 
collectively.     
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The submitted assessment and supporting Statutory Biodiversity Metric are thorough and 
accord with the mandatory BNG framework and BNG Principles. There is a watercourse 
feature (ditch) within scope of the assessment, but no gains are recommended for this as there 
are no predicted interventions within the riparian zone. The report also assumes that new 
hedgerows will be outside of private ownership, but several appear to be adjoining residential 
plots. The most valued habitats within the site including a ditch, scrub/mature trees, and 
species-rich hedges are retained within the proposals. 
 
Based on the submitted information, the development would result in a net loss of 4.72 habitat 
units (-57.37%) and net gain of 0.92 hedgerow units (+35.69%). Given the constraints of the 
site and the limited areas for landscaping, the predicted BNG outcomes are considered typical 
for such a site.  
 
Ecological enhancement features for species  
The development would result in a quantified biodiversity loss for habitats. However, there are 
opportunities to provide additional ecological enhancements for protected species including 
bats, nesting birds, insects, and hedgehogs, through the provision of integrated roost/nest 
features, and the provision of hedgehog access points in fencing.  Integral nest boxes should 
be installed in accordance with BS 42021:2022. Other measures such as the provision of 
water butts could also provide enhancements for the development.  
 
Integrated swift bricks (or other integrated bird nest features, e.g., sparrow terraces) and insect 
bricks, should be installed at a ratio of one per dwelling. This could include clusters of these 
features in appropriate locations, in accordance with best practice guidance. Integrated bat 
roost features (minimum 8 no.)  should be installed into dwellings adjacent to appropriate 
habitat, e.g., adjacent to hedges, ditch, woodland, and scrub habitat.  
 
As these features are not included on the detailed elevations or boundary treatment plans, it 
is recommended that a planning condition be applied to secure these features including the 
detailed locations and types of these features. A pre-occupation compliance condition is also 
recommended to provide evidence that the features have been installed.  
 
Other comments 
The area of scrub/mature trees in the north-east part of the site supports hazel dormouse, a 
European protected species. The site design has been modified to avoid the loss of habitats 
used by hazel dormouse. The retention and protection of these habitats are key mitigation 
measures during construction.  
 
The area of grassland and scrub to the north of Tillhouse Road supports slow worms and 
grass snake in low numbers. The development will result in the destruction of these habitats. 
Previous submission documents including a Construction Environmental Management Plan 
(CEMP) are generalist in nature as they cover large areas of the Cranbrook development. 
Specific reptile mitigation measures diverge in different supporting documents, e.g., 
dissuasion vs translocation.   However, the supporting ecological assessment and Landscape, 
Drainage, and Biodiversity Strategy (LBDS) and comments from Natural England indicated 
that a translocation should be undertaken under the supervision of an Ecological Clerk of 
Works (ECoW). 
 
It is recommended that an update CEMP be provided to detail protection measures for dormice 
and the reptile translocation clearance methodology. This should include the use of an ECoW 
and specify the details of reptile fencing, translocation method, number of capture visits, and 
receptor site in accordance with published guidelines, e.g., .GOV standing advice and 
Herpetofauna Groups of Britain and Ireland (HGBI), 2010. 
 
Summary 
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The proposal as submitted would not deliver 10% BNG for area habitats or watercourse units 
and it is not proposed to use biodiversity offsetting to deliver 10% BNG for these habitat types. 
Therefore, the development is not in accordance with Policy CB26 (Landscape, Biodiversity 
and Drainage) of the adopted Cranbrook Local Plan 2013-2031. As the site is not subject to 
the mandatory BNG framework, this consideration will need to be taken into the planning 
balance.  
 
In terms of delivering successful environmental outcomes, it is considered that the appropriate 
protection and maintenance of retained habitats and the successful establishment and 
maintenance of new habitats will be key. In particular, the establishment of woodland, street 
trees and hedges should have appropriate soil volumes, be planted at appropriate times, and 
receive sufficient aftercare and maintenance. Existing scrub/mature trees, species-rich 
hedges should also receive appropriate management.  The provision of other ecological 
enhancement features for species should also be implemented.  
 
Should the application be minded for approval it is recommended that a Landscape and 
Ecological Management Plan (LEMP), an updated Construction Environmental Management 
Plan (CEMP), an ecological enhancement feature plan, and a pre-occupation ecological 
compliance condition be imposed, to secure the establishment and maintenance of habitats 
and to ensure that protected and notable species are protected during construction, and that 
proposed species enhancement features are installed.    
 
Reason 
To ensure ecological impacts are mitigated for (given the constraints of the site) in accordance 
with Policy EN5 (Wildlife Habitats and Features) of the Adopted East Devon Local Plan 2013-
2031 and to ensure the successful protection and establishment of trees in accordance with 
Policy D3 (Trees and Development Sites) of the East Devon Local Plan 2013-2031 and Policy 
CB15(7) (Design Codes and Place Making) of the adopted Cranbrook Plan 2013-2031. 
 
 
EDDC Landscape Architect 
27/02/23 -  
 
The applications form a confusing package of details divided, seemingly randomly, between 
two applications and covering a number of small site parcels, most of which are themselves 
split between the two applications, making review unnecessarily difficult. For the purpose of 
this review the two applications are considered together and each parcel is considered as a 
whole. 
 
The overall site is constrained by a 6m width high pressure gas main easement running along 
the northern boundary, a line of mature TPO oaks to the eastern boundary and by existing 
road infrastructure of Tillhouse Road and Crannaford Lane. The junction of the two is a key 
nodal point, being also the principal entrance to the school. Vehicular access to the school is 
off Crannaford Lane via an existing access road that separates parcel TC5a from TC5b. 
 
2 REVIEW OF SUBMITTED PROPOSALS 
 
2.1 General 
 
The site layout plans lack detail of land-use, land cover and layout of adjoining areas. An 
overall site plan at 1:500 scale should be provided showing the layout of all areas included in 
the two applications and adjacent land including existing development to the west of Tillhouse 
Road and south of Crannaford Lane and the school to the north, in order to show how the 
proposals will fit and work within their immediate context. Proposed verges, parking and street 
trees to Tillhouse Road and proposed road crossing, footways and cycle paths should also be 
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indicated. Plot numbers of each dwelling within the application areas should be clearly marked 
for ease of reference. 
 
Building lines to street frontages should be continuous and avoid random stepping of units. 
 
Excessively large, awkwardly shaped parking courts with insufficient planting areas to soften 
them are an unsatisfactory feature of parcels 5a, 6 and 7a. 
 
There is little thought given to facilitate pedestrian access between parking courts and rear 
gardens/ entrances. 
 
Insufficient space appears to have been allowed for bin collection points in a number of 
instances eg plots 23-26, 52/5791/22/110-115, without blocking pedestrian access paths. 
The layouts do not make good use of space and there are numerous small areas of open 
space that serve no apparent function. 
 
Where amenity space is provided in the curtilage of apartments, it generally appears to be 
awkward left-over space rather than purposefully designed and there is ambiguity as to 
whether it is intended for communal use or private use of adjacent ground floor residents. The 
latter is generally preferred for security reasons and appropriate enclosures should be 
provided as demarcation which ground-floor residents can access directly from their 
apartments. 
 
2.2 Parcel TC 5b 
 
This small, roughly triangular plot forms the rural edge to the development and gateway 
approach to the town from Crannaford Lane. The proposed arrangement of dwellings with 
their backs to Crannaford Lane creates an unwelcoming entry point and a poor quality 
streetscape. The whole design for this parcel needs reconsideration with a more outward 
facing solution. 
 
2.3 Parcel TC 5a 
 
The arrangement of parking bays on to the northern boundary in parcel TC 6 makes best use 
of the 6m gas easement. A similar approach should be adopted for parcel 5a. 
 
2.4 Parcel TC 6 
 
It is understood that design is currently being amended to remove proposed parking bays from 
the root protection area of the TPO trees to the eastern site boundary. 
 
There is wasted space to either side of the access road passing between plots 50 and 61 and 
it is unclear whether this space is intended as private or communal. It would be better to omit 
or reduce this and make better use of the space gained to improve the overall layout. 
 
Tree planting between parking bays to the front of plots 44-50 should be evenly spaced. 
 
There appears to be a pedestrian access linking around the site of pots 80-90 to connect 
between Tillhouse Road and the parking court to the rear. This appears to compromise both 
the security and privacy of plot residents and needs to be re-considered. 
 
Plots 44 to 50 should be shifted south to align with the frontages of plots 61-66 and provide 
planting to their frontages. 
 
The access path in front of plot 50 should be extended to meet the road to the north. 
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2.5 Parcel TC7a 
 
The apartment block needs to be aligned on the central axis of the Crannaford Lane junction 
opposite. At present it is shown awkwardly off centre. The geometry of the building also 
requires amending to reflect and fit with the existing road geometry. The building should be 
designed as a key building and focal point for the junction and surrounding development and 
a high quality design is required that is unlikely to be achievable using standard building types. 
 
The parcel appears to be over-developed and is dominated to the rear by a large parking court 
affording poor amenity for residents and offering very little planting to help soften and relieve 
hard surfacing and elevations and to screen parking. 
 
The layout makes poor provision for access between parking bays and building entrances. A 
particularly poor example of this is the three rear entrance paths from the apartments which 
converge on a single parking bay. 
 
2.6 LEAP and surrounding foot/ cycleways 
 
There is an awkward pinch-point in the foot/cycleway immediately to the north side of the road 
junction crossing of Crannaford Lane, which narrows to 1.8m width at a point where the school 
pedestrian access and the entrance to the LEAP merge. Given the likely intensity of use in 
this area, additional foot/ cycle way space should be provided by trimming back the southwest 
corner of the LEAP to create a continuous 5m width cycle/footway between the pedestrian 
and cycle access paths to the school. 
 
The access road to the east of the LEAP is shown comprising 5.5m width carriageway with 
1.8m footway to either side. As this is to be the main cycle access route to the school the road 
should be designed as shared use with a maximum carriageway width of 6m. The junction 
with Tillhouse Road should incorporate a raised table to give primacy to pedestrians and 
cyclists over vehicles. 
 
The design of the LEAP as presented is uninspiring, being overly enclosed and carved up by 
access paths, and misses the opportunity to provide a welcoming and exciting focal point in 
front of the school. The need for perimeter hedging adjacent to the main pedestrian path to 
the school seems unnecessary and a more open treatment should be considered which should 
also better integrate it with adjacent housing to the west. While the detailed design of the LEAP 
itself could be a matter for later consideration a clearer vision and framework for it should be 
provided as part of the current applications. 
 
Proposed trees are limes, concentrated around the southern end of the site where they are 
likely to heavily overshadow the main play space. Elsewhere there is opportunity for further 
ornamental trees within and around the space. 
 
Provision should be made for seating within and around the LEAP some of which should be 
arranged in configurations to promote social interaction. 
 
The proposed boundary hedge comprises mixed native species, predominantly hawthorn. Due 
to its sharp thorns, given its proximity to intensive play areas and expected high levels of 
activity on the surrounding footways it would be better to omit this species from the proposed 
mix. 
 
The whole of the open space is likely to be subject to heavy wear especially around the edges 
of the play equipment. The flowering meadow grass and species rich neutral grassland mixes 
proposed are unlikely to be robust enough to withstand this pressure except around the 
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northern margins of the site and a more hard wearing grass mix is required for the remainder. 
Special consideration should be given to drainage and soil specification within this area to 
ensure that is sufficiently free draining and able to maintain a reasonable structure. 
 
Notwithstanding the submitted details detailed hard and soft landscape plans of the LEAP at 
1:100 scale should be required either prior to determination of the application or by condition. 
 
2.7 Boundaries generally 
 
Garden boundaries to public or communal spaces (including parking courts) should comprise 
brick or rendered walls according to house type or hedges with railings. 
 
Where front gardens/ planting beds are provided they should be protected by railings or walls 
at the back edge of adjacent footways. 
 
Garden areas to apartments should have appropriate boundary demarcation to clearly define 
public and private areas. 
 
Construction details for proposed boundary treatments should be provided. 
 
Locations of hedgehog highways to rear gardens referred to in the Open space specification 
and management plan should be indicated on the boundaries plans. 
 
2.8 Soft landscape generally 
 
More soft landscape is required within parking courts to help soften the hard built form of 
surfacings and building elevations. 
 
Where tree planting is indicated in parking courts it generally comprises small, slow growing 
species. Tree planting within parking courts should comprise medium size canopy species. 
Given the limited size of planting beds underground soil crating systems are likely to be 
required to provide sufficient soil volume to sustain healthy tree growth to expected mature 
size. 
 
Planting comprises a small palette of entirely evergreen shrubby species, which are used 
throughout the scheme, regardless of aspect. This includes Skimmia j. Rubella which is shade 
loving and should be restricted to eastern/ northern elevations. Proposals should be amended 
accordingly and additional deciduous and specimen accent plants provided to give added 
interest. 
 
Proposed shrub planting is of limited wildlife value and greater emphasis should be given to 
including species of benefit to birds and invertebrates. 
 
Additional interest should be provided by inclusion of bulb planting within open space areas. 
 
2.9 Other general comments 
 
Topsoil to rear gardens should be minimum 300mm deep. Rear gardens should be shown 
turfed. 
 
A surfaced path should be provided linking between patio areas and rear garden access gates. 
 
Appropriately located paths should be provided to link front and rear entrances with roads/ 
footways to give clear pedestrian access particularly with push/ wheel chairs, wheelie bins etc. 
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Details of locations and design of cycle parking arrangements should be provided particularly 
for apartments. 
 
E-charging facilities should be provided where parking is not on plot. 
 
Private rear gardens should be provided with water butts to collect roof run off for watering 
purposes. 
 
2.10 Town centre residential application specification and management plan 
 
A new section should be added setting out details of management responsibilities for the site 
following completion, such as private plot owners, management company, Town Council, DCC 
Highways. This should also include a plan showing extent of areas to be managed by each. 
 
Section 3 - add new section 'Post construction management measures' 
 
This should note that existing trees and hedgerows to be retained will not be included in private 
plot ownerships and will be managed by the management company or appropriate 
accountable body. 
 
Para. 4.5 - This paragraph should be omitted. Considerations of tree species in proximity to 
foundations should be addressed at design stage and tree planting must be undertaken in 
accordance with the approved planting plans. 
 
Para. 4.12 - Details are required regarding sourcing and testing of low nutrient soil. 
 
Para. 4.13 - It should be noted that finished levels of topsoil in relation to surrounding pavings 
and manholes are after settlement. 
 
Para 4.15 - the list of tree species given does not reflect the submitted planting plans and will 
require further amendment as noted above. 
 
4.19 - The hedgerow mix given should be noted as typical and may be subject to some 
variation as noted above. 
 
4.24 - The ornamental planting mix needs some amendment as noted above. 
 
4.47 - Proposed bulb planting should be indicated on the detail soft landscape plans. 
 
Objective 3 - should include details of seating, picnic benches, formal play equipment, safety 
surfacings, incidental/ natural play features, signage. Include for RosPA sign off inspection of 
formal play areas. 
 
Section 5 table 1 
 
Existing trees and hedgerow - hedge trimming - include for more frequent trimming where 
necessary to prevent encroachment over foot/ cycleways. Refer to hedge management cycle. 
Indicate height range for trimming. 
 
New hedgerow planting - indicate height range for trimming. 
Single species hedgerow - Beech hedges are best pruned in late summer. Specify intended 
height and width range for hedges. 
Add section on play equipment, site furniture and pavings 
Add section for maintenance of wildlife mitigation measures - bat/ bird boxes, hibernaculae 
etc. Include plan showing locations of features. 
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Section 6 - include play equipment inspections. 
 
3 Conclusion and recommendations 
 
The applications as presented are unsatisfactory for the reasons noted above. Layouts do not 
conform to best practice guidance including the National Design Code and Buildings for a 
Healthy Life and are considered contrary to NPPF policies 92, 104e, 110c, 112, 130 and 
131and Local Plan Strategy 5 para. 1), and policies D1 and D2. As such the application should 
be refused. 
Should a revised scheme be provided addressing the above points and the application is 
approved the following conditions should be imposed: 
 
1) No development work shall commence on site until the following information has been 
submitted and approved: 
 
a) A full set of hard landscape details for proposed walls, fencing, retaining structures, pavings 
and edgings, lighting, site furniture, play equipment and signage. 
 
b) Tree pit and tree staking/ guying details including details for extended soil volume under 
paving where necessary for trees within/ adjacent to hard paving. 
 
c) A detailed site levels plan(s) indicating existing and proposed levels and showing the extent 
of earthworks and any retaining walls. This shall be accompanied by representative sections 
through the site at a scale of 1:200 or greater clearly showing existing and proposed ground 
level profiles across the site and relationship to surroundings. 
 
d) A soil resources plan prepared in accordance with Construction Code of Practice for the 
Sustainable use of Soils on Construction Sites - DEFRA September 2009, which should 
include: 
 
- a plan showing topsoil and subsoil types based on trial pitting and laboratory analysis, and 
the areas to be stripped and left in-situ. 
- methods for stripping, stockpiling, re-spreading and ameliorating the soils. 
- location of soil stockpiles and content (e.g. Topsoil type A, subsoil type B). 
- schedules of volumes for each material. 
- expected after-use for each soil whether topsoil to be used on site, used or sold off site, or 
subsoil to be retained for landscape areas, used as structural fill or for topsoil manufacture. 
- identification of person responsible for supervising soil management. 
 
2) The works shall be executed in accordance with the approved drawings and details and 
shall be completed prior to first use of the proposed buildings with the exception of planting 
which shall be completed no later than the first planting season following first use. 
 
3) Any new planting or grass areas which fail to make satisfactory growth or dies within five 
years following completion of the development shall be replaced with plants of similar size and 
species to the satisfaction of the LPA. 
(Reason - In the interests of amenity and to preserve and enhance the character and 
appearance of the area in accordance with Strategy 3 (Sustainable Development), Strategy 4 
(Balanced Communities), Strategy 5 (Environment), Strategy 43 (Open Space Standards), 
Policy D1 (Design and Local Distinctiveness), Policy D2 (Landscape Requirements) and 
Policy D3 (Trees in relation to development) of the East Devon Local Plan. The landscaping 
scheme is required to be approved before development starts to ensure that it properly 
integrates into the development from an early stage.) 
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EDDC Landscape Architect 
21/08/25 - 1 REVIEW OF AMENDED DETAILS 
 
Site Layout 
 
The private access roads in NE corner of site in vicinity of plots 54 and 55 should be linked 
and the associated turning head omitted to provide a continuous road. I had understood that 
this was not possible due to level differences but the Planning drainage layout drawing shows 
the road ends have proposed levels of 25.00 and 25.38 respectively allowing more or less 
level access over the 20m or so distance between them. At the very least a pedestrian link is 
required linking between the two drive ends. 
 
A pedestrian link should be provided between the end of the access road adjacent plots 60-
62 and the MLR. 
 
Clarity is needed between private garden areas and communal/ public open space areas. An 
ownership plan indicating this should be provided. 
 
Narrow triangular planting beds between parking bays 23/24 and 47/48 are too narrow to 
sustain healthy plant growth and are likely to be over-run by vehicles and their passengers. 
They should be omitted. 
 
Details of the attenuation basin to the south of parcel TC7a should be included on relevant 
drawings to evidence proper consideration and integration of design proposals. 
Unallocated parking bays opposite plots 4-7 should be joined in to a single run of 6 spaces to 
make parking easier and make more efficient use of space. The increase in parking spaces 
here would enable a reduction in the parking court serving plots 8-17. 
 
The parking court serving plots 8-17 is unsatisfactory providing a mas of parking with limited 
planting to break up the spaces and poor pedestrian links between parking bays and the and 
corresponding rear garden entrances. The thin strip of planting indicated between the rear of 
the unallocated spaces and parking bays to plot 10 is too narrow to sustain healthy plant 
growth and should be omitted. 
 
The need for a back alley to rear plots 55-58 is questioned as rear garden access can be 
arranged for all adjacent plots without this. 
 
It is unclear how the boundary with Crannaford Lane will be treated and additional detail is 
required to show clearly the road edge, extent of footway and proposed treatment to the edge 
of this. 
 
It is unclear how the frontage to plots 91-92 will be treated and how this relates to adjacent 
public access route. 
A 1:200 scale detail plan is required to clearly show the proposals for the mini square to the 
rear of plots 23/43. 
Treatment of alleys between plots 43/44; 65/66 and 69/70 is inconsistent with alley widths 
ranging from 3.5 to 5.5m. 
 
Boundaries - Dwg. 106 P6 
 
Railings are required to front plots 60-62; 55-58; 35; 49; 29; 
Access gates should be provided for plot frontages with railings. 
Confirm boundary treatments to frontages plots 91-92. 
Rationalise rear garden boundaries to plots 55-58. 
For consistency a gate should be provided to the rear access alley behind plot 74. 



 

22/2354/MFUL  

 
The following garden boundaries should be brick wall rather than c/b fence - southeast 
boundary plot 1; north boundary plot 3; south boundaries to plots 51-54 and 58; north 
boundary to plot 55 
 
Reduce v. large private front garden to plot 08 and increase communal area accordingly. 
 
The 1.8m brick wall around the parking bays top plots 55-56 appears unnecessary. If retained 
reduce height to 1.5m and align along edge of parking bays. 
 
Walls to rear gardens plots 23/24 and 42/43 should follow the edge of the adjacent access 
path. 
Plots 23-28 should have uniform front garden depths. Similarly plots 77-90. 
 
The arrangement of rear gardens to plots 82-83 with the adjacent turning head is 
unsatisfactory. 
 
Elevational details of proposed boundary details are required. 
Construction detail of proposed 300mm high trellis panel on 1.5m high brick wall is required. 
 
Hard landscape treatments and site furniture 
 
Details of proposed external pavings and surfacings should be provided. 
 
It is not clear what is proposed in the way of access and surface finish to the north side of plot 
3. 
 
Rear gardens should be provided with paved patio areas and connecting paths form patio to 
rear access gate. 
Locations and details of proposed external lighting should be provided. 
 
Planting generally 
 
Street trees approved/ planted along the MLR outside of the site boundary should be shown. 
 
Proposed street trees are generally too small and slow growing. Medium/ large canopy trees 
are generally required with appropriate soil volumes. 
 
Planting palette is too monotonous comprising a very limited range of evergreen shrubs. 
Planting should include a mix of ground cover and specimen plants both evergreen and 
deciduous plants to provide seasonal interest, biodiversity value, and differentiation between 
site areas (character areas) and taking account of aspect, ground floor windows and private/ 
communal space. 
 
In addition to above factors the limited planting palette makes the soft landscape scheme very 
vulnerable to introduced disease/ climate change factors and greater species diversity is 
required for future resilience of the scheme. 
 
Rear gardens should be shown turfed on 300mm depth topsoil. 
Overly narrow planting beds as noted under Site Layout comments above should be omitted. 
 
2 CONCLUSION & RECOMMENDATIONS 
 
The site layout changes are insufficient to adequately address previous comments and I have 
concerns about the overall quality of the hard and soft landscape detailing. Amendments and 
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additional details are required as noted above before the scheme can be considered 
acceptable in terms of landscape design. 
 
 
EDDC Trees 
23/07/25 - The amended plans (100 P12 - Planning Layout) appear to have taken on board 
my previous objections in relation to the impacts on G31. The proposed parking bays have 
been removed and the space between the trees and access road to the west is to remain as 
open space with some landscape planting. I therefore have no objection to the proposal 
subject to the following recommended condition: 
 
(a) Prior to the commencement of any works on site (including demolition and site 
clearance or tree works), a scheme for the protection of the retained trees, hedges and shrubs 
shall be produced in accordance with the principles embodied in BS5837 :2012, which 
provides for the retention and protection of trees, shrubs and hedges growing on or adjacent 
to the site, [including trees which are the subject of a Tree Preservation Order currently in 
force], shall be submitted to and approved in writing by the Local Planning Authority. No 
development or other operations shall take place except in complete accordance with the 
approved protection scheme. 
b) No operations shall be undertaken on site in connection with the development hereby 
approved (including any tree felling, tree pruning, demolition works, soil moving, temporary 
access construction and / or widening or any operations involving the use of motorised 
vehicles or construction machinery) until the protection works required by the approved 
protection scheme are in place. 
c) No burning shall take place in a position where flames could extend to within 5m of any part 
of any tree to be retained.  
d) No trenches for services or foul/surface water drainage shall be dug within the crown 
spreads of any retained trees (or within half the height of the trees, whichever is the greater) 
unless agreed in writing by the Local Planning Authority. All such installations shall be in 
accordance with the advice given in Volume 4: National Joint Utilities Group (NJUG) 
Guidelines For The Planning, Installation And Maintenance Of Utility Apparatus In Proximity 
To Trees (Issue 2) 2007.  
e) No excavations for services, storage of materials or machinery, parking of vehicles, deposit 
or excavation of  soil or rubble, lighting of fires or disposal of liquids shall take place within any 
area designated as being fenced off or otherwise protected in the approved protection 
scheme. 
f) Protective fencing shall be retained intact for the full duration of the development hereby 
approved and shall not be removed or repositioned without the prior written approval of the 
Local Planning Authority. 
g) No trees, shrubs or hedges within the site which are shown as being planted or retained on 
the approved plans shall be felled, uprooted, wilfully damaged or destroyed, cut back in any 
way or removed without the prior written consent of the Local Planning Authority. Any trees, 
shrubs or hedges removed without such consent, or which die or become severely damaged 
or seriously diseased within five years from the occupation of any building, or the development 
hereby permitted being brought into use shall be replaced with trees, shrubs or hedge plants 
of similar size and species unless the Local Planning Authority gives written consent to any 
variation. 
(Reason - To ensure retention and protection of trees on the site prior to and during 
construction in the interests of amenity and to preserve and enhance the character and 
appearance of the area in accordance with Policies D1 - Design and Local Distinctiveness and 
D3 - Trees and Development Sites of the Adopted New East Devon Local Plan 2013-2031).   
 
Environment Agency 
28/12/22 - Our ref: DC/2022/122973/03-L01 
Thank you for consulting us on this planning application. 
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Environment Agency Position 
 
We object to this application; further information is required in order to ensure the development 
is not at risk of flooding. 
 
Reason 
 
The submitted FRA does not comply with the requirements for site-specific flood risk 
assessments, as set out in paragraphs 30 to 32 of the Flood Risk and Coastal Change section 
of the planning practice guidance. The FRA does not therefore adequately assess the flood 
risks posed by the development.  
 
The sections of land parcels within this application do not encompasses flood zones 2 or 3. 
However, as other parts of parcels Tc5a and Tc6 do have areas at risk of flooding, in order to 
ensure that flood risk posed to this development is considered fully, the flood risk assessment 
should be updated with the design flood levels clarified for the ordinary watercourse to the 
north of the site. Finished floor levels should be set a minimum of 600mm above this flood 
level. It may be the case that existing ground levels across the site mean that finished floor 
levels will be at a level where they will not need to be raised further, if this is so, please 
demonstrate this within the FRA.Similar information has been requested as part of our 
consultation response for 22/2306/MRES. 
 
To overcome our objection 
 
Please update the flood risk assessment with the information detailed above. 
 
Environment Agency 
31/07/25 - Our ref: DC/2022/122973/03-L01 
 
Environment Agency position 
 
We note the additional documents submitted since our previous consultation response dated 
3rd January 2023. However, our position remains an objection. There is insufficient flood risk 
assessment/technical assessment which demonstrates that the layout and floor levels sought 
would comply with our previous position. Whilst the boundary for this full application is further 
away from the river than the reserved matters application (22/2306/MRES), there are concerns 
with the proposed finished floor levels of properties on this site, which need to be resolved. 
Our position aligns to the response for 222306/MRES.   
  
 
Environment Agency 
15/08/25 - Our ref: DC/2022/122973/03-L01 
 
Thank you for re-consulting us on this application. Having reviewed the flood risk assessment 
report 10822 FRA02 Rev3 dated 2 April 2025 our position remains unchanged from that in our 
formal response of the 31 July 2025. Our previous response is copied below. 
  
Environment Agency position 
We note the additional documents submitted since our previous consultation response dated 
3rd January 2023. However, our position remains an objection. There is insufficient flood risk 
assessment/technical assessment which demonstrates that the layout and floor levels sought 
would comply with our previous position. Whilst the boundary for this full application is further 
away from the river than the reserved matters application (22/2306/MRES), there are concerns 



 

22/2354/MFUL  

with the proposed finished floor levels of properties on this site, which need to be resolved. 
Our position aligns to the response for 222306/MRES.   
  
Environment Agency 
 
10/09/25 
 
Environment Agency position 
 
Following review of the submitted Hydraulic Modelling Technical Study, we are able to remove 
our objection to this proposal. 
 
Reason  
We have reviewed the submitted Cranbrook Hydraulic Modelling Persimmon Phases 5A, 5B 
and 7A dated 03.09.25. We are satisfied that the report demonstrates that the floor levels 
would be a minimum of 600mm above the 1 percent AEP (Annual Exceedance Probability) 
plus climate change flood levels. Therefore, it is evident that the development, as proposed, 
would comply with the overriding requirements of the National Planning Policy Framework with 
regard to flood risk and climate change. 
 
Please ensure that all relevant updated plans and reports are included in the list of 'approved' 
documents or are conditioned so secure the implementation of the proposal as currently 
submitted. 
 
 
Environmental Health 
30/11/22 - I have considered the application, reviewed the submitted documentation, and I do 
not anticipate any environmental health concerns. 
 
 
National Grid 
28/07/25 - Regarding planning application 22/2354/MFUL, there are no National Grid 
Electricity Transmission assets affected by the proposal. 
 
If you would like to view if there are any other affected assets in this area, please raise an 
enquiry with https://lsbud.co.uk/. Additionally, if the location or works type changes, please 
raise an enquiry. 
 
Please note this response is only in reference to National Grid Electricity Transmission assets 
only. National Grid Electricity Distribution (formerly WPD) and National Gas Transmission 
(formerly National Grid Gas) should be consulted separately where required. 
 
National Highways 
03/01/23 - Referring to the notification of a Full planning application referenced above, for the 
development of 84 residential dwellings and associated car parking, roads, access, 
landscaping, infrastructure and engineering works (including ground modelling and utilities), 
at parcels Tc5a, Tc6 & Tc7a, Tillhouse Road, Cranbrook Town Centre, Devon, notice is hereby 
given that National Highways' formal recommendation is that we: 
 
a) offer no objection (see reasons at Annex A); 
 
This represents National Highways' formal recommendation and is copied to the Department 
for Transport as per the terms of our Licence. 
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Should the Local Planning Authority not propose to determine the application in accordance 
with this recommendation they are required to consult the Secretary of State for Transport, as 
set out in the Town and Country Planning (Development National Highways Planning 
Response (NHPR 22-12) December 2022 Affecting Trunk Roads) Direction 2018, via 
transportplanning@dft.gov.uk and may not determine the application until the consultation 
process is complete. 
 
The Local Planning Authority must also copy any consultation under the 2018 Direction to 
PlanningSW@nationalhighways.co.uk 
 
Annex A National Highways recommended No Objections 
 
National Highways has been appointed by the Secretary of State for Transport as a strategic 
highway company under the provisions of the Infrastructure Act 2015 and is the highway 
authority, traffic authority and street authority for the Strategic Road Network (SRN). The SRN 
is a critical national asset and as such we work to ensure that it operates and is managed in 
the public interest, both in respect of current activities and needs as well as in providing 
effective stewardship of its long-term operation and integrity. 
 
Highways England was renamed National Highways in August 2021. Prior to April 2015 the 
organisation was known as the Highways Agency. National Highways is a government owned 
company responsible for operating, maintaining and improving the SRN. 
 
Statement of Reasons 
The application seeks full planning permission for the development of 84 residential dwellings 
and associated car parking, roads, access, landscaping, infrastructure and engineering works 
(including ground modelling and utilities), at parcels Tc5a, Tc6 & Tc7a, Tillhouse Road, 
Cranbrook Town Centre. The 12,928sqm site is located approximately 3.4km north east of the 
A30/B3184 Exeter Airport junction and 5km north east of M5 Junction 29. 
 
Section 1.1.5 of the supporting Transport Assessment (TA) sets out that proposals to increase 
the number of dwellings in the town centre are accompanied by a reduction in retail floorspace, 
which has been agreed with East Devon District Council. 
 
Planning Context 
Outline permission for a new community at Cranbrook comprising up to 2,900 residential 
dwellings, a town centre and associated uses and infrastructure was granted in October 2010 
under reference 03/P1900. A further 587 dwellings at the Cranbrook New Community (CNC) 
were consented under full permission 13/1752/MFUL. 
 
Application 22/2354/MFUL has been submitted in conjunction with two reserved matters 
applications as below. 
 
o 22/2306/MRES - Reserved Matters application seeking approval of access, appearance, 
landscaping, layout and scale for the construction of 31 dwellings including affordable housing, 
parking, roads, footpaths, landscaping, open space, associated site infrastructure and all other 
associated works, and the discharge of the relevant conditions of the outline permission (6, 
11, 14, 17, 18, 20, 21, 22, 23, 24, 28, 36 and 37) 
 
o 22/2307/MRES - Reserved Matters application seeking approval of access appearance, 
landscaping, layout and scale for the enlargement of the existing surface water basin 2c and 
resulting amendments to the neighbouring footpaths, and the construction of a new surface 
water basin with associated infrastructure and engineering works, and the discharge of the 
relevant conditions of the outline permission (6, 14, 17 and 20) 
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National Highways has not been consulted on the above reserved matters applications. We 
were consulted on full application 22/2354/MFUL in December 2022 following a written 
request to the Local Planning Authority. 
 
National Highways Planning Response (NHPR 22-12) December 2022 
Section 4.2.3 of the TA states that a further two full planning applications for development at 
the town centre will be submitted in future, although the scope and quantum of this 
development is unclear. National Highways requests to be formally consulted on these 
applications once validated. 
 
Additional Development at Cranbrook 
The adopted Cranbrook Plan allocates a further 4,170 dwellings across four expansion zones, 
in addition to the 3,847 consented at the CNC. Following consultation on a number of 
expansion area applications National Highways has made clear that should the overall Plan 
allocation increase beyond 4,170 dwellings an updated transport assessment would need to 
be provided to enable National Highways to understand the impact upon the SRN. Given the 
evidence based used to support the expansion site applications is now a decade old, any 
proposed uplift in the quantum of development either within the extant CNC permission areas 
or the expansion site allocations will require the submission of updated transport modelling 
supported by contemporary traffic surveys. 
 
National Highways has recently been consulted by Devon County Council on updated traffic 
modelling to support an increase the quantum of development across the four expansion areas 
beyond the 4,170 dwellings assessed and allocated by the Cranbrook Plan. This modelling is 
currently being reviewed by National Highways and as such is yet to be agreed. 
Impact on Strategic Road Network 
 
The application seeks an additional 84 dwellings at the town centre, comprising 49 flats and 
35 dwellings (0% affordable) together with 124 parking spaces. 
 
The Local Planning Authority has confirmed that based on the reserved matters applications 
submitted for the Cranbrook New Community to date, the number of dwellings is currently 36 
below the 3,487 previously assessed and consented by outline permission 03/P1900. On this 
basis the LPA as advised that application 22/2354/MFUL for 84 dwellings in the town centre 
results an increase of 48 dwellings over the quantum consented by the outline permission 
03/P1900 at the current time. 
 
Following a high level review of the submitted TA dated August 2022 and prepared by WSP 
we make the following comments. 
 
o The TA seeks to assess the traffic impact of 230 additional dwellings covering the above 
two reserved matters applications, application 22/2354/MFUL and two future full applications 
yet to be submitted. For clarity and transparency the TA should clearly identify the 
development quantum of each application and assess the traffic impact of each respective 
application. 
 
o The TA makes reference to residential trip rates previously accepted for the 03/P1900 
permission. These rates are considered historic and rely on a level of internalisation not 
currently being achieved at Cranbrook in the absence of planned facilities having not yet come 
forward. The use of these trip rates will need to be justified and supported by contemporary 
traffic surveys. The use of the presented historic trip rates cannot be currently agreed by 
National Highways. 
 
o The TA derives residential and retail trip rates using the TRICS database. Noting the existing 
CNC is not achieving the forecast level of internalisation any reductions to the derived trip 
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rates need to be justified. The TRICS outputs should also be provided with the application. 
The presented trip rates cannot be currently agreed by National Highways. 
 
o Zero background traffic growth has been applied. This should be justified. 
 
o The TA makes reference to an updated SATURN Local Model Validation Report (LMVR) for 
Cranbrook. The model, all associated files and the LMVR should be National Highways 
Planning Response (NHPR 22-12) December 2022submitted in support of any application 
which seeks to rely on its conclusions. In the absence of such information the conclusions 
contained with the TA, based on the referenced Cranbrook LMVR, cannot be currently agreed 
by National Highways. 
 
o The two future applications at the town centre referenced in the TA will need to provide the 
above information as part of the supporting transport assessment. National Highways 
encourages the applicant to engage us in pre-application discussions to ensure that the 
proposed scope and methodology of the necessary transport assessment can be agreed. 
Notwithstanding the above, based on the location adjacent to the planned town centre facilities 
it is considered likely that the additional 84 dwellings may result in a lower vehicular trip 
generation than other areas of Cranbrook. In addition, National Highways are advised that the 
development will only result in a net increase of 48 dwellings at Cranbrook over that consented 
by outline permission 03/P1900 as a result of reduced housing levels coming forward 
elsewhere across the CNC. Based on the likely traffic generation associated with an increase 
of 48 dwellings National Highways considers it would be unable to sustain an objection on the 
grounds of an unacceptable impact on the safe operation of the strategic road network. 
We wish to make clear that our response of no objection to application 22/2354/MFUL does 
not imply acceptance of the methodology or conclusions contained within the submitted TA, 
or of any additional development at Cranbrook that may be sought by future applications. Any 
additional development proposed at the town centre beyond the 84 sought by application 
22/2354/MFUL will need to be supported by a detailed transport assessment which addresses 
our above comments. 
 
National Highways is currently reviewing updated modelling work to support an increase in 
the quantum of development across the four expansion areas beyond the 4,170 dwellings 
assessed and allocated by the adopted Cranbrook Plan. We would advise that any additional 
development proposed at the town centre within the Cranbrook New Community could be 
included as part of this assessment, and would welcome discussion with the applicant, East 
Devon District Council and Devon County Council regarding on this matter. 
 
Recommendation 
National Highways has no objection in principle to application 22/2354/MFUL, noting the 
above comments. 
 
Standing advice to the Local Planning Authority 
The Climate Change Committee's 2022 Report to Parliament notes that for the UK to achieve 
net zero carbon status by 2050, action is needed to support a modal shift away from car travel. 
The NPPF supports this position, with paragraphs 73 and 105 prescribing that significant 
development should offer a genuine choice of transport modes, while paragraphs 104 and 110 
advise that appropriate opportunities to promote walking, cycling and public transport should 
be taken up. 
 
Moreover, the build clever and build efficiently criteria as set out in clause 6.1.4 of PAS2080 
promote the use of low carbon materials and products, innovative design solutions and 
construction methods to minimise resource consumption. 
These considerations should be weighed alongside any relevant Local Plan policies to ensure 
that planning decisions are in line with the necessary transition to net zero carbon. 
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Natural England 
12/11/24 - Thank you for your consultation on the above dated 30 October 2024. 
Natural England is a non-departmental public body. Our statutory purpose is to ensure that 
the natural environment is conserved, enhanced, and managed for the benefit of present and 
future generations, thereby contributing to sustainable development. 
 
DESIGNATED SITES [EUROPEAN] - NO OBJECTION SUBJECT TO SECURING 
APPROPRIATE MITIGATION 
 
This advice relates to proposed developments that falls within the 'zone of influence' (ZOI) for 
one or more European designated sites, such as East Devon Pebblebed Heaths SAC. It is 
anticipated that new residential development within this ZOI is 'likely to have a significant 
effect', when considered either alone or in combination, upon the qualifying features of the 
European Site due to the risk of increased recreational pressure that could be caused by that 
development. On this basis the development will require an appropriate assessment. 
 
Your authority has measures in place to manage these potential impacts in the form of a 
strategic solution Natural England has advised that this solution will (in our view) be reliable 
and effective in preventing adverse effects on the integrity of those European Site(s) falling 
within the ZOI from the recreational impacts associated with this residential development. 
This advice should be taken as Natural England's formal representation on appropriate 
assessment given under regulation 63(3) of the Conservation of Habitats and Species 
Regulations 2017 (as amended). You are entitled to have regard to this representation. 
 
Natural England advises that the specific measures (including financial contributions) 
identified in the strategic solution can prevent harmful effects from increased recreational 
pressure on those European Site within the ZOI. 
Natural England is of the view that if these measures are implemented, they will be effective 
and sufficiently certain to prevent an adverse impact on the integrity of those European Site(s) 
within the ZOI for the duration of the proposed development. 
 
The appropriate assessment concludes that the proposal will not result in adverse effects on 
the integrity of any of the sites as highlighted above (in view of its conservation objectives) 
with regards to recreational disturbance, on the basis that the strategic solution will be 
implemented by way of mitigation. 
 
Having considered the assessment, and the measures proposed to mitigate for all identified 
adverse effects likely to occur as a result of the proposal, Natural England advises that we 
concur with the assessment conclusions. If all mitigation measures are appropriately secured, 
we are satisfied that there will be no adverse impact on the sites from recreational pressure. 
If the Habitats Regulations Assessment (HRA) has not been produced by your authority, but 
by the applicant, it is your responsibility (as the competent authority) to produce the HRA and 
be accountable for its conclusions. We provide the advice enclosed on the assumption that 
your authority intends to adopt this HRA to fulfil your duty as competent authority. 
 
Natural England should continue to be consulted on all proposals where provision of site 
specific SANGS (Suitable Alternative Natural Green Space) or other bespoke mitigation for 
recreational impacts that falls outside of the strategic solution is included as part of the 
proposal. We would also strongly recommend that applicants proposing site specific 
infrastructure including SANGs seek pre application advice from Natural England through its 
Discretionary Advice Service. If your consultation is regarding bespoke site-specific mitigation, 
please reconsult Natural England putting 'Bespoke Mitigation' in the email header. 
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Reserved Matters applications, and in some cases the discharge/removal/variation of 
conditions, where the permission was granted prior to the introduction of the Strategic 
Solution, should also be subject to the requirements of the Habitats Regulations and our 
advice above applies. 
 
 
 
Network Rail 
17/07/25 - Network Rail continues to have concerns regarding development around 
Crannaford level crossing and the significant increase in its usage that developments will 
generate. Consequently, it would not be reasonable for Network Rail to support the 
forthcoming development as concerns remain around the safety of those using the railway. 
 
Urban Designer 
03/03/23 - Introduction 
 
 
Context is of particular relevance in this location as it neighbours so many different aspects of 
Cranbrook including existing housing, the education campus, Country Park, town centre and 
the only road junction within Cranbrook that links it to other communities. 
 
These parcels host the arrival and departure of several hundred pupils and staff each day 
throughout term time making it all the more important that the proposals properly analyse and 
respond to what is around them so that this entrance and backdrop to the education campus, 
town centre and town itself is high quality, forward looking and inspiring. 
 
Comments are based on Building for a Healthy Life 12 and the National Design Guide. 
Comments are coded to reflect sections that are relevant in the two documents. 
 

 
 
Comments on the proposal 
 
Some points picked up from the drawings: 
 
Overall proposal 
 
- The drawings suggest the layout has used the perimeter of the open space in front of the 
school in setting out elevations around it but this appears arbitrary when considering the 
end result where elevations are cranked, creating awkward and unattractive views of end 
gables. It also appears not to align the apartments on the west side of 7a with anything (5, 
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6, 7; A, B, C, F)  
 
- The units suffer the usual problem of not being able to negotiate corners that are not at 90 
degrees. These are particularly prominent corners so need to have a successful design 
solution to avoid the approach to the town centre looking a bit silly. Vertical circulation cores 
could be an opportunity to vary angles so that apartment or house plans are not overly affected 
(6, 7, 8, 9; B, C, F) 
 
- The parking areas on all parcels dominate the areas behind the road frontage, preventing 
the areas of green space provided by the developer from becoming the social and communal 
recreational spaces they potentially could be. This is not helped by the amount of SLOAP 
created by the layout itself. (5, 6, 7, 8, 9, 10, 12; B, C, E, F) 
 
- The layout on all parcels seems inefficient given the large amount of Space Left Over After 
Planning (SLOAP), areas that have no discernible purpose, ownership or management, 
particularly around the apartment buildings. The layout needs to be redesigned to bring these 
spaces together and allow any left-over space to be designed as social spaces or well 
designed and useable private gardens. Areas of unusable or unattractive private garden, such 
as that between plot 57 and the apartment building next to it, should be avoided (5, 6, 
7, 8, 9, 11, 12; B, C, E, F, H) 
 
- Surface water run-off should be managed using attractive swales, rain-gardens, ponds and 
water-features and connected tree-pits rather than being piped underground to crated 
attenuation tanks. This would help give purpose to land that is otherwise without purpose and 
it would help create a more attractive place to live (5, 6, 9, 11; B, E, F, I) 
 
- The public open space in front of the school is a missed opportunity to create an attractive 
and well-used social space. It is located where there are a lot of homes, where a lot of 
people are passing through, and should be able to host informal gatherings or more organised 
events that spill out from the school. It should be a focal point for the community 
that allows a different sort of gathering to take place from those in the more formal setting of 
the town square. The proposed design is lacking ambition and purpose and appears to 
discourage use rather than invite it in as it is surrounded by hedges. It could also do with more 
tree planting to provide thoughtful shading and spaces that are designed to be social 
and feel safe (1, 3, 4, 5, 6, 7, 9, 11; B, D, E, F, H) 
 
- The materials for housing and apartments contrast too strongly. Materials and design need 
to work better with each other to make the housing on these parcels work together while 
allowing units to retain visual identity. The contrast also risks tenure difference being very 
visible should apartments be transferred to a housing provider or sold for private rent. (4, 6, 
8; A, B, H) 
 
- There is not enough material variety in the houses to create recognisable places. The 
materials for the houses create fairly neat units individually but together cause the parcels 
to have a dark and gloomy character that does not help to create identity or help with 
wayfinding. More material variety introducing lighter elements would be helpful (6, 7, 8, 9, 
12; B, D, H)  
 
- The form and massing of the apartment buildings does not manage a successful visual 
transition between the housing, the school and the buildings coming in the town centre.  
Using contrasting materials horizontally on the elevations emphasises the scale of the 
buildings, making them less approachable and lacking in human scale. Vertical design 
features and articulation would allow units to be more recognisable and create a better sense 
of place. Balconies would help articulate the facades while providing private out-door space 
for upper floor units (4, 6, 8, 9; B, C, H) 
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- The street elevations need more life. The apartment buildings across all parcels have only 6 
entrances onto the street front across approximately 120m of elevation and leave the open 
spaces around them without purpose or clear sense of ownership. A design with ground floor 
units with direct access to the outdoor spaces in front and / or behind them is 
necessary here to prevent these areas of dead space around the base of the buildings. This 
could combine duplex units at ground and 1st floor with apartments above to reduce parking 
pressure while retaining the necessary storey heights (6, 7, 8, 9, 12; B, C, F, H) 
 
- The apartment buildings on all parcels need to be revised to have ground floor units opening 
onto the spaces in front of and behind the building so they form private gardens, a sense of 
place and create defensible spaces. Their overall design is unattractive, particularly with the 
wide footprint and resulting high pitched roofs that give the buildings unattractive 
proportions. The window to wall area ratio is also small which combined with the proportions 
gives the impression of a small jail. 
 
The windows need to be bigger. There needs to be greater façade articulation that breaks up 
the massing and allows the buildings and the units within them to have greater identity. 
This could be achieved using inset or cantilevered balconies, expressed boxing or vertical 
design or material variation that breaks up the façade. The roofs may work better as flat to 
help with the proportions of the building unless the depth of the footprints can be reduced to 
avoid badly proportioned pitches (4, 6, 7, 12; B, H) 
 
- The town-houses suffer from poor façade articulation and need revision. The elevations 
would benefit from gabled fronts to each unit and greater vertical articulation to help 
differentiate the units. Balconies, where suitable, would also help provide a more lively street-
scene as has been used for the apartment units in the town centre itself. 
 
Greater material variety is also needed, as noted above, and it would be good to lighten the 
tone generally, perhaps being a bit more playful with facades. The current choice of 
materials is dour and rather sensible (4, 6, 7, 12; B, H) 
 
- The cycle path running east west across the top of 5 and 6 should be on a raised table when 
crossing roads so cyclists and pedestrians have clear priority over motor-vehicles (2, 9; D) 
 
- The same cycle path should align with the north side of the shared road rather than the 
middle so there is less conflict with cars reversing from parking spaces (2, 5, 7, 8, 9, 10; D, F) 
 
- The 'coach-houses' would be greatly improved if direct access was provided between garage 
and the home using an internal fire-door. Access to the garden could also be via the garage 
and the back-door that currently only opens onto a small area of storage space. This would 
avoid residents having to exit their home, walk through a car park just to get to their private 
outdoor space. The existing level of separation will hinder the use of this space (4, 5; C, H) 
 
Parcel 5 
 
- The plots (12 and 13) at the north-eastern corner of 5b are cranked to line through with the 
northern boundary but appear out of place when seen from the open space in front of the 
school. They should align with the other buildings on the eastern boundary instead (5, 6, 7, 8, 
9; A, B, C, F) 
 
- There is a considerable amount of Space Left Over After Planning (SLOAP) around plots 12-
13. This creates issues of defensible space, management and use of these open spaces 
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where these are all lacking definition. Any redesign should reduce this SLOAP to a minimum 
while providing meaningful and purposeful space for people to socialise within or other uses 
such as bio-diversity or SuDS (3, 5, 6, 7, 9, 11, 12; B, C, E, F, H, I) 
 
- It would be good to see a foot / cycle link across parcel 5a connecting the existing road 
serving the housing on the other side of Crannaford Lane. Lack of context drawings make this 
potential link less evident (1, 2, 5, 9; A, D, F) 
 
- The pedestrian access into 5b between the apartment building and plot 23 goes from 
nowhere to nowhere else so should be omitted. This gap between buildings is not helpful as 
it also is next to four parking spaces which creates a very wide opening onto the street where 
the design should be striving for more enclosure and a better sense of security. The path runs 
between the parking spaces and a blank gable at the end of the apartment building so has 
little passive security (1, 6, 7, 8, 12; B, D, F, H) 
 
- The parking next to plot 23 is not well located as the spaces open directly onto the Crannaford 
Lane and relate poorly to the buildings around them so have a poor sense of ownership. These 
spaces should be relocated behind the street frontage (6, 7, 9, 10; B, D, H) 
 
- The garden of plot 23 is very poorly resolved as the parking spaces that encroach into it 
divide it into two narrow areas, neither of which are particularly usable. This needs to be 
rearranged so the garden becomes useable and parking spaces can relate to the homes they 
serve (4, 7, 10, 12; C, H) 
 
- Where the cycle path shares the road surface with motor vehicles along the northern 
boundary the cross section can be designed to include a gulley drain with different coloured 
surface material on the northern side of the drain to informally indicate the cycle-path. (2, 5, 6, 
7, 8, 9; B, D, F) 
 
- The frontage housing on 5a should be re-oriented so the view for people approaching 
Cranbrook from the Crannaford Lane is improved. At present the plots gives views of rear 
garden walls only. Re-orienting the units would also enable the open space within the 
floodplain to be better overlooked and to start forming a more meaningful space in its own 
right. (5, 6, 7, 12; A, B, C, F, H) 
 
Parcel 6 
 
- The pavement behind the parking spaces along the northern boundary could be incorporated 
into the shared road surface as it effectively forms part of the road already, a pavement runs 
past the fronts of the houses making this surplus to  requirements. It this is retained it should 
be only as a change in surface material rather than being kerb separated 
(1, 2, 6, 7, 8, 9, 12; B, D, F) 
 
- When incorporating this footpath the cross section of this northern boundary road can be 
designed with a gulley drain and use different surface materials to informally indicate the 
cycle path (1, 2, 6, 7, 8, 9; B, D, F)  
 
- More tree and shrub planting should be incorporated into the strip of parking along this 
northern boundary to make it less visually intrusive (6, 7, 9, 11, 12; B, E, F, I) 
 
- The pedestrian link to the parking area behind plots 52-57 is narrow and unattractive, 
appears arbitrary and pointless as these units can access the house from the parking spaces 
from the rear. The link to the gardens between 76-77 also appears pointless. In both cases 
the buildings should form a continuous terrace to form a convincing frontage (6, 7, 8, 9, 12; 
B, C, D, F, H) 
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- The link between apartments 27-39 and plot 40 is poorly resolved with poor overlooking, too 
much hard surface and poor integration into the parking and landscaped area behind the 
frontage. The design of the apartments, the areas of open space around them and their 
parking needs to be revised (2, 6, 7, 8, 9, 10, 12; B, C, D, H) 
 
- The landscaped area in the parking area next to plot 46 can extend and cut the driveway to 
reduce vehicular permeability while reducing the visual dominance of parking and improve 
the attractiveness of this space behind the buildings (4, 5, 6, 7, 9, 11, 12; B, C, E, F, H) 
 
- The link between the apartments and plot 79 creates permeability that is unlikely to be used 
very much, is poorly overlooked, poorly resolved (as is the parking arrangement), and could 
form a risk to the security of the parking area behind the apartments (1, 4, 6, 7, 8, 9, 12; B, C, 
D, F, H) 
 
- The parking and landscaped area behind apartments 80-90 leave a lot of land over as 
SLOAP, also the case in front of the apartments, and is dominated by parking. This area 
should be redesigned to reduce the visual dominance of the parking. Vehicle access to plots 
69-70 and units on the eastern side of this block could be from the north to remove the need 
for the eastern access off Tillhouse Way while enabling landscaping to be brought across the 
east west driveway behind this frontage to break up this area of parking and hard landscape. 
 
This could still be done if the access from Tillhouse Way is retained (5, 6, 7, 9, 10, 12; B, C, 
M, F, H) 
 
- Although open space is welcome space either side of the access road between plots 50 and 
61 appears arbitrary, lacking any purpose and therefore is unlikely to be used for anything. 
Open space should be well designed to encourage use for social interaction, as an attractive 
part of a SuDS chain or bio-diversity area or all these purposes and more combined. As it is 
this appears to be more SLOAP so the layout should be revised to address this (4, 5, 6, 7, 9, 
11; B, C, E, F, H, I) 
 
- Access to the rear garden of plot 66 should be from the front, rather than forcing such a long 
walk to a rear gate down an unattractive alley. The gardens to plots 66-67 include narrow 
areas that are unattractive and largely unusable so these should be redesigned (4, 11, 12; H) 
 
- Access to the gardens to plots 46 and 51 appears to involve leaping over a high wall rather 
than more traditional means, like a gate. Access should be direct from within the unit itself 
which could be made possible with a door into the garden from their garage spaces. As the 
gardens are so small it is probably inappropriate to have such high walls around them. The 
gardens should also be made larger and more useful to the residents as there is space 
available to do so (4, 5, 11, 12; H) 
 
Parcel 7 
 
- There is no drawing to demonstrate how the western apartments on 7a relate to the existing 
housing opposite. It could contrast or conform with this but needs to demonstrate a design 
approach that helps to create a built scale and attractive, memorable townscape appropriate 
to this entrance to the town centre (5, 6, 7; A, B, C, F) 
- The view from the Crannaford lane is not well terminated. The apartment building on 7a 
opposite the junction is offset when it should be central and does not present a vibrant or 
attractive elevation towards this Cranbrook entrance (5, 6, 7, 8; B, D, F) 
- The 7a apartment facing north has been located to be central in the view from the school but 
the elevation is austere, there is no private outdoor space around its perimeter and the 
lack of private entrances results in a relatively lifeless street scene (4, 6, 7, 8, 9; B, C, F, H) 
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- It would be better to have housing facing onto the basin across the southern boundary of 7a 
rather than having a gap onto parking and access road. A pedestrian link should be retained 
but designed to be attractive and clearly overlooked from inhabited rooms (1, 2, 4, 5, 6, 7, 8, 
9; A, D) 
- Units 93-94 share the same issue as so many others by sitting in a sea of SLOAP. Much of 
this could be incorporated into private garden space, used as part of the SuDS chain or 
designed as social space rather than being simply left in front of people's homes for no 
apparent reason (4, 5, 6, 7, 11, 12; B, E, F, H) 
  
 
WW Utilities 
08/07/25 - Our records show those pipes owned by Wales & West Utilities (WWU) in its role 
as a Licensed Gas Transporter (GT). Service pipes, valves, syphons, stub connections, etc. 
may not be shown but their presence should be anticipated. No warranties are therefore given 
in respect of it. They also provide indications of gas pipes owned by other GTs, or otherwise 
privately owned, which may be present in this area. This information is not information of WWU 
and WWU is unable to verify this information or to confirm whether it is accurate or complete.  
 
The plan must be printed in A3 size and will also need to be produced in colour. If this is not 
possible, we can send you a hard copy if requested. Let me know if you require any further 
assistance. 
 

 
 
YOU WILL NOTE THE PRESENCE OF OUR INTERMEDIATE / HIGH PRESSURE GAS 
MAIN(S) IN PROXIMITY TO YOUR SITE. NO EXCAVATIONS ARE TO TAKE PLACE ABOVE 
OR WITHIN 10m OF THE CONFIRMED POSITION OF THESE MAINS WITHOUT PRIOR 
CONSULTATION WITH WALES & WEST UTILITIES 
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