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• the emerging Cranbrook Plan, which (once adopted) will form part of the 
development plan for the district alongside the Local Plan.  This will 

indicate how the growth of Cranbrook is to be accommodated by allocating 
land for a range of land uses (including housing and employment). 

 
It is clear from the applicable legislation, the National Planning Policy Framework 
(Framework) what neighbourhood plans need to do.  Furthermore, the National 

Planning Policy Guidance (Guidance) advises on the preparation of 
neighbourhood plans.  Our previous submissions have set these out in detail; in 

summary the key elements are: 
 

• Legislation requires that the RNP has to be appropriate in light of national 

policies and guidance, contribute to the achievement of sustainable 
development and be in general conformity with the strategic policies of 

the development plan; 
 

• The Framework requires (at paragraph 16) the RNP to support strategic 

growth needs set out in Local Plans and to plan positively to support 
local development within their area that is outside the strategic elements 

of the local plan; 
 

• The Framework (at paragraph 17) makes it clear that planning should 
proactively drive and support sustainable economic development to 
deliver the homes and other development that the country needs;  

 
• The Framework (at paragraph 184) requires that the RNP does not 

promote less development than set out in a local plan or undermine its 
strategic policies; and 

 

• The Guidance on neighbourhood planning (published 6 March 2014) 
makes it clear (Paragraph: 009 Reference ID: 41-009-20160211 and 

Paragraph: 043 Reference ID: 41-043-20140306) that in situations 
where a neighbourhood plan is being prepared in the context of an 
emerging local plan/DPD, which will allocate land within the 

neighborhood plan area, there should be collaborative working to ensure 
that complementary plans are brought forward and to avoid a situation 

whereby the policies in a neighbourhood plan become quickly 
superseded/overridden by policies in a more recently adopted 
development plan document. 

 
Despite our previous submissions highlighting problems with earlier drafts the 

RNP continues to be progressed and drafted in manner which is not appropriate.   
It has not been amended following consultation on the pre-submission version 
so our objections to the submission version of the RNP therefore remain 

unchanged from our previous submissions and in summary are as follows: 
 

• The RNP does not support local strategic growth needs as is required by 
legislation and the Framework, and emphasised in the Guidance.  The RNP 
needs to respond to the level of strategic growth directed to this part of 
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the district by the local plan and the emerging Cranbrook Plan so that it 
does not undermine the strategic policies and impede the delivery of the 

necessary amount of development set out in those documents. The RNP 
therefore needs to be amended, to reflect the content of the Local Plan 

and the Cranbrook Plan and to plan positively, so that it can be in 
conformity with the development plan and satisfy the legislative and 
national policy requirements. 

 
• The RNP fails to plan positively to support local development as required 

by the Framework. There is no specific requirement for housing identified 
and no sites for delivery of housing proposed.  The RNP also contains 
unnecessarily restrictive policies to prevent development (see following 

bullet point). 
 

• Green wedge - Draft Policy Rock 06 of the RNP is not in conformity with 
the Green Wedge policy (Strategy 8) in the Local Plan.  The draft policy 
goes significantly beyond the level of restriction imposed by Strategy 8.  

The level of restriction posed by the policy is far from planning positively 
to support local development.  The restrictive approach set out by the 

policy is also in conflict with the Framework (paragraph 17) and Guidance.  
Within the Guidance (Paragraph: 001 Reference ID: 50-001-20160519) it 

is set out that blanket policies restricting housing development should be 
avoided unless their use can be supported by robust evidence.  As we 
have previously stated (please see previous letter dated 28/06/17) the 

survey evidence relating to importance of Green Wedge is flawed.  
Furthermore, the proposed policy is in conflict with proposals being 

advanced within the Cranbrook Plan.  This policy should be removed from 
the RNP as it is not necessary.  The RNP should instead focus on 
supporting strategic growth needs and planning positively by identifying 

areas for development and areas for the provision of public open 
space/country park, as this will provide the necessary clarification on 

which areas of the green wedge are suitable for development and which 
are not. 
 

• Development limits – Draft policy Rock07 is not appropriate because it is 
too restrictive.  It is in conflict with national policy in the Framework as 

affects the ability for the RNP to support the strategic growth needs 
directed to this part of the district and does not constitute planning 
positively to meet local development needs.  The policy should be 

reworded to allow for development on sites that are both within, adjacent 
to and within close proximity of the existing built-up area where it is 

appropriately designed and does not conflict with other policies in the 
RNP;  
 

• Lack of provision for regional park - The RNP ignores the Clyst Valley 
Regional Park policy in Local Plan (Strategy 10) and therefore does not 

make appropriate provisions to support the delivery of the Clyst Valley 
Regional Park as set out in the policy of the local plan.  The RNP should 
support the strategic policy and include a policy that identifies land to 
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form part of the regional park.  Please find enclosed a plan that indicates 
the land that we suggest should be allocated for this purpose. 

 
• Flood defence and addressing flooding problems - Draft Policy Rock04 

could go further to ensure existing problems are addressed.  Policy should 
support the delivery of an identified flood alleviation scheme upstream of 
the village. The application proposal submitted for my client’s site 

(15/1825/MOUT) included the provision of a flood alleviation scheme 
which could be directly supported/identified in the RNP.  From a parish 

meeting on flooding matters (8 August 2017) it was clear that such a 
proposal is supported locally. 

 

• Important views and vistas - Policy Rock05 places an inappropriate 
restriction on development.  The village is not within a designated 

landscape/AONB therefore such a restrictive policy is not necessary.  
There are already policies contained in the Local Plan that provide the 
necessary level of protection. 

 
• Flood avoidance - Policy no. Rock09 is unnecessary and should be 

removed as this only repeats national and local policy regarding the use 
of sustainable drainage systems to minimize flood risk. 

 
Concluding comments 
 

For the reasons set out in this letter the RNP cannot be considered to be: 
 

• In general conformity with strategic policies in the development plan, 
including the emerging Cranbrook Plan; 

• Contributing to the delivery of sustainable development; 

• Effectively supporting the strategic growth of the district/Cranbrook; or 
• Planning positively to support local development. 

 
It has always been clear to the Local Planning Authority that land within 
Rockbeare Parish would be required to meet the strategic growth needs of 

Cranbrook (see letter dated 15/05/17) and that development at this location is 
logical/sensible given its proximity and relationship to the new town (particularly 

the proposed town centre).  This has now become apparent through the detail 
presented in the emerging Cranbrook Plan and further decisions remain to be 
made moving forward.  Indeed, we have suggested in our response consultation 

on that document that there is further development potential within my client’s 
land interest along the London Road frontage, which could occur without conflict 

with green wedge policy and therefore impacting the individual identity of 
Rockbeare. 
 

The report on the Cranbrook Plan to be presented to the Strategic Planning 
Committee on 20th March 2018 makes it clear that the LPA consider that 

development in the green wedge can occur without there being any impact on 
the individual identity of Rockbeare.  The report also highlights (as we have in 
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this letter) that the RNP is at risk of being overridden by the Cranbrook Plan 
should it proceed along it current course and manage to be adopted before it. 

 
The RNP therefore needs to be amended so it is complementary to the Local Plan 

and Cranbrook Plan.  Moving forward the preparation of RNP should be 
coordinated with the preparation of the Cranbrook Plan.  The RNP should follow 
the preparation of the Cranbrook Plan and the LPA need to work closely with the 

Parish to ensure complementary plans are produced. 
 

It is also worth noting that the content of the draft Framework (issued for 
consultation on 5 March 2018) includes text that explains how local plan should 
set housing requirements for neighbourhood plan areas.  It is clear from this 

that the Government wishes to strengthen the need for Neighbourhood Plans to 
be complementary to the strategic policies of the local plan and to not pursue a 

route that is anti-development, such as is being done in the draft RNP at present. 
 
Our proposals and the Rockbeare Neighbourhood Plan  

 
As East Devon District Council is aware my client has drawn up proposals for 

development to the north of Rockbeare adjacent to London Road.  As a reminder 
the mixed use proposals previously submitted in the outline planning application 

(reference 15/1825/MOUT) included the provision of homes alongside: 
 

• 25 hectares of Regional Park (including SANGS provision); 

• 5 hectares of public open space; 
• a Flood alleviation scheme; 

• an enhanced pond habitat area; and 
• a mixed use local/neighbourhood centre on London Road (including 

employment, retail and restaurant/cafe provision). 

 
Importantly for the village there are a number of benefits that relate to the 

proposal that is being promoted; the key ones being the proposed provision of 
SANGS/Clyst Valley Regional Park and a flood alleviation scheme.  Taking 
forward my client’s proposals will ensure that a large proportion of the green 

wedge becomes accessible parkland and remains undeveloped hereby protecting 
the individual identity of the village and providing residents with improved 

recreational space on their doorstep. 
 
It is plain that if the detail of my client’s proposal was to be identified in the RNP 

then this would enable it to support the strategic growth of Cranbrook, plan 
positively for local development, be in conformity with the development plan and 

deliver significant benefits for the village. 
   
If you have any questions related to the content of this letter please do contact 

me. 
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The Framework states that planning should:  

“proactively drive and support sustainable economic development 

to deliver the homes, business and industrial units, infrastructure 
and thriving local places that the country needs. Every effort should 
be made objectively to identify and then meet the housing, 

business and other development needs of an area, and respond 
positively to wider opportunities for growth” (paragraph 17)  

In line with the Framework, the National Planning Practice Guidance (NPPG) 
highlights the particular issues facing rural areas in terms of housing supply and 

affordability, and the role of housing in supporting the broader sustainability of 
villages and smaller settlements. The NPPG states:  

“- A thriving rural community in a living, working countryside 
depends, in part, on retaining local services and community 

facilities such as schools, local shops, public houses and places of 
worship. Affordable and accessible rural housing is essential to 
ensure viable use of these local facilities.  

- Assessing housing need and allocating sites should be considered 

at a strategic level and through the Local Plan and/or 
neighbourhood plan process. However, all settlements can play a 
role in delivering sustainable development – and so blanket 

policies restricting housing development in some 
settlements and preventing other settlements from 

expanding should be avoided unless their use can be 
supported by robust evidence. A neighbourhood plan can 
allocate additional sites to those in a Local Plan where this is 

supported by evidence to demonstrate need above that identified 
in the Local Plan” (own bold) (paragraph ref. 50-001-20160519).  

As set out in the earlier representations, it is clearly acknowledged that the 
growth needs of Cranbrook cannot be accommodated within the Cranbrook Plan 

Area without utilising land within Parishes where a Neighbourhood Plan was 
proposed. Please find attached at Appendix 1 a copy of minutes of an Extra 

Ordinary meeting of EDDC held on the 26th March 2015, in which Officers 
confirmed this to be the case. Excluding such land would be an entirely artificial 
constraint preventing sustainable development to meet the growth needs of the 

area.  
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The preparation of the Cranbrook Development Plan is underway and intends to 

establish in detail how the future expansion of Cranbrook will take place.  An 
Issues and Options consultation took place between June and July 2016. I attach 

a copy of our representations to this consultation, together with attachments 
(site plan, illustrative masterplan and parameters plan) at Appendix 2.  

Out of the four potential options presented in the document, two involved 
development to south of London Road within the Rockbeare Neighbourhood Plan 

area.  These options are being presented in the document because there are 
logical reasons and strong arguments for allowing development to occur to the 
south of London Road which would benefit from good connection to the new 

town centre and the proposed country park to the south.  The next stage of 
consultation on the Cranbrook Plan is due this summer. As the exact detail of 

the expansion of Cranbrook remains to be defined in the Cranbrook Plan it would 
make sense for the Rockbeare Neighbourhood Plan to await further progress 
with this document.  

As set out in the representations at Appendix 2, our client’s land immediately 

south of London Road could be developed in a sympathetic manner to ensure 
that there are no adverse impacts, particularly in relation to landscape, heritage 
and ecology. We would draw attention to the comments made in relation to 

Landscape and Biodiversity, starting on page 4 of the letter. The Council’s 
landscape consultant response to the previous applications at the site clearly 

outlined areas where development could happen, without having a wider 
landscape impact and being visible from Rockbeare. We agreed with these areas 
but consider that there is wider scope which would still ensure that negative 

landscape impacts are avoided.  

The West End area of East Devon is not defined by way of a plan in the East 
Devon Local Plan. However, the Parish of Rockbeare is considered to be within 
the West End. The Parish Area includes a very large area of land in particular to 

the north which is remote and not connected visually or in character to the 
village. This area of land has been identified in the draft Cranbook Plan as being 

suitable for development and the Neighbourhood Plan should, in our view, 
recognise this. 

Waddeton Park Ltd. have discussed our proposals for the land surrounding 
Rockbeare Court Farm and along the London Road with the Parish Council and 

the local community on a number of previous occasions.  We remain committed 
to working with the local community to bring forward these plans and would be 
happy to meet to discuss how they could or should be incorporated within the 
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Appendix 1  

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 






