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Dear Mr Twamley, 
 

 
 
 

This letter is submitted on behalf of our client, Waddeton Park Ltd, in respect of 
the consultation on the Submission version of the Rockbeare Neighbourhood 

Plan (RNP). 
 
Waddeton Park Ltd have an interest in land within the RNP area which has the 

potential to help accommodate the growth directed to Cranbrook and this part 
of the district within the East Devon Local Plan 2013 to 2031 (January 2016) 

and the emerging Cranbrook Plan Development Plan Document (Cranbrook 
Plan). 
 

We have engaged with and submitted responses to earlier stages in the 
preparation of the RNP.  The submissions made have set out our concerns and 

objections to the content of the draft RNP (please find copies attached) and 
should be read in conjunction with this letter. 
 

Of particular relevance to the preparation of the Rockbeare Neighbourhood Plan 
is: 

 
• Strategy 12 of the Local Plan which identifies Cranbrook as a new main 

settlement within the district where a large proportion of the district’s 
housing requirement (around 6,300 homes) is to be directed.  The 
location of Cranbrook has been selected as it is within the least 

constrained part of the district (e.g. not within the East Devon AONB) and 
is well placed to provide good accessibility (both in terms of transport 

connections and access to jobs and services) for its residents.  The future 
growth of Cranbrook is therefore the key element of the strategic growth 
for the district that needs to be delivered to meet local development 

needs; and 
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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. 
 

 
 
 



 

PCL Planning Ltd, Registered Office: 1A Parliament Square, Parliament Street, Crediton, Devon, EX17 2AW 
Registered in England and Wales No. 8300933 VAT No. 923955793 

 

Yours sincerely, 
 

Richard Bailey, BA (Hons) Dip TP MRTPI PIEMA 
For PCL Planning Ltd 

e:   
 
Enc.s -  Copies of previous submissions/correspondence regarding the RNP 

 
Appendix A – Response to consultation on local evidence base report  

Appendix B - Response to consultation on Draft RNP 
Appendix C – Response to flyer questions 
Appendix D – Response to Pre-submission consultation 
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Dear Cllr Readman, 

 

RE:  ROCKBEARE NEIGHBOURHOOD PLAN 

 

I would like to make the following comments in relation to the Local Evidence Report October 

2016 published recently and to the Neighbourhood Plan Exhibition which I attended on Friday 

11 November.  Although I appreciate a draft Neighbourhood Plan has yet to be produced, the 

Local Evidence Report and information presented so far would appear to present a “direction of 

travel” which we would consider to be giving insufficient regard to the provisions within the 

recently adopted East Devon Local Plan and to be overly restrictive having regard to both the 

emerging Cranbrook Plan and also the likely future requirements of the Greater Exeter Strategic 

Plan. 

 

The geography of the Parish of Rockbeare within the “West End” of East Devon District and its 

juxtaposition with the new settlement of Cranbrook cannot be ignored.  Obviously the identity 

and character of the village itself can be preserved and protected (although some local needs 

surely will also need to be met) but 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.  

As you know 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. 

 

I would refer you to the Minutes of the Extra Ordinary meeting of EDDC held on the 26th March 

2015, attached, in which Officers confirm that the growth needs of Cranbrook (even before the 

publication of the Cranbrook Plan) could not be accommodated within the Cranbrook Plan Area 

without utilising land within Parishes where a Neighbourhood Plan was proposed.  Excluding 

such land would be an entirely artificial constraint preventing sustainable development. 

 

Obviously we 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 Neighbourhood Plan together with the very substantial range of benefits 

to the community acknowledged by many at our own public consultation event last year. 
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As far as the Local Plan is concerned there is also the requirement for delivery of SANGS and 

the Clyst Valley Regional Park which need to be reflected in the Neighbourhood Plan as well as 

the requirement for growth in rural areas. 

 

Yours sincerely 

 

 

SIMON STEELE-PERKINS 

Director 

WADDETON PARK LIMITED 

 

 

 

Enc.  
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Dear Cllr Readman,  
 

 

We write with regards to the above public consultation on the Rockbeare 

Neighbourhood Plan and thank you for the opportunity to comment. We act on 
behalf of Waddeton Park Ltd.  

These comments should be read alongside the comments provided by Waddeton 
Park Ltd (letter dated 24th November 2016).  

In order for a draft Neighbourhood Plan or Order to be put to referendum and 

be made, the Plan or Order must meet a set of basic conditions. The basic 
conditions are set out in paragraph 8(2) of Schedule 4B of the Town and Country 
Planning Act (1990) as applied to neighbourhood plans by Section 38A of the 

Planning and Compulsory Purchase Act 2004 and include of particular relevance:  

(a)  Having regard to national policies and advice contained in the guidance 
issued by the Secretary of State, it is appropriate to make the order;  

(d) The making of the order contributes to the achievement of sustainable 
development; and  

(e)  The making of the order is in general conformity with the strategic 
policies contained in the development plan for the area of the authority 

(or any part of that area).   

We have concerns that as currently drafted, the Neighbourhood Plan fails to 

meet the above basic conditions. Specifically, we are concerned that that the 
document takes an overly restrictive approach to development, contrary to 

national policies set out in the Framework, that the document does not conform 
with the recently adopted East Devon Local Plan and fails to have regard to the 
emerging Cranbrook Development Plan.  
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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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Neighbourhood Plan together with the very substantial range of benefits to the 

community acknowledged by many at the public consultation event which was 
held in relation to these proposals. 

Paragraph 7.8 of the draft NP states that:  

“part of the Parish to the west of Rockbeare has been designated in the 
Local Plan as part of the Clyst Valley Regional Park. Specifically, it is being 

viewed as SANGS (Suitable Alternative Natural Greenspace) to 
compensate for the loss of greenspace because of Cranbrook’s 
development”  

This is not correct.  The provision of SANGS is to provide alternative natural 
greenspace for use by the new residents as compensation for perceived impacts 

resulting from an increased local population on the two local European 
designations. The adopted East Devon Local Plan requires the delivery of SANGS 

within the Parish area.  

We trust that the above comments will be fully considered by the Parish Council. 

We would like to be kept informed of progress with the NP. 

Yours sincerely, 

Nicole Stacey BSc (Hons) MSc MRTPI 

For PCL Planning Ltd 
e:  
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Appendix 1  
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Dear Sir/Madam, 
 

 
 
 

This letter is submitted on behalf of our client, Waddeton Park Ltd, in respect of 
the current issues and options consultation on the Cranbrook Development Plan 

(CDP). 
 
Waddeton Park Ltd have a land interest, to the immediate south of London Road, 

which is relevant to the options being considered within the consultation 
document. The land has been the subject of two previous outline planning 

applications (References: 15/0371/MOUT & 15/1825/MOUT), which both showed 
how land south of London Road could be developed in a sympathetic manner to 
ensure that there were no adverse impacts, particularly in relation to landscape, 

heritage and ecology.  Waddeton Park Ltd is now focused on working with East 
Devon District Council (EDDC) in the preparation of the CDP so that the potential 

of their site can be realised. Please find enclosed a site plan, illustrative 
masterplan and parameters plan. 
  

Objectives and Issues 
 

Health and Wellbeing 
 

Airport Noise and Expansion 
 

One of the key issues raised in terms of health and wellbeing is the 
interrelationship between the potential south west expansion area and Exeter 

International Airport. 
 
There is no need to accept negative impacts as there are alternative options for 

where the required housing can be provided.  The Council should therefore plan 
positively and utilise unconstrained land available elsewhere within the plan 

area.  Indeed, it is surprising that residential development is shown in these 
areas as part of all options but in particular Options 1 and 3.   We wonder 
whether really these should be presented as possible options and consider that 
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Options 1 and 3 should be immediately discounted. This is particularly the case 
given that the intention is not to provide SANGS in such a noisy environment. 

 
We think that the CDP should be seeking to achieve the highest quality 

residential environment for its prospective residents and therefore the 
imposition of the World Health Organisation and British Standards Institute 
should be taken forward. The Plan should therefore locate no housing within 

these areas and instead look to locate non-sensitive and less sensitive uses 
within the area affected by airport noise above the recommended levels. Taking 

forward this approach would ensure that housing is appropriately located so that 
future residents will enjoy a better quality of life.   
 

Not placing housing in these areas will also mean that Exeter International 
Airport can continue to operate and expand without having to be faced with 

conflict with adjacent housing.  This is a positive effect which will be beneficial 
for the local area/economy and region more widely. 
 

An active and engaged community 
 

The provision of a range of good quality public open space on the doorstep of 
the town will play an important part in encouraging and facilitating good health 

and wellbeing.  Indeed, my client’s land has the potential to deliver a range of 
open space, including large area of Country Park, to the immediate south of the 
town. 

 
 

Culture, Community and Sport 
 
Space for social and cultural activity 
 
The provision of a range of cultural, community and sports provision will be 

important if a high quality living environment / town is to be created.  Access to 
a range of spaces that provide opportunities for social and cultural interaction 

should therefore be encouraged. 
 
Specifically, we wish to point out that the land to the south of London Road has 

the potential not only to deliver housing and commercial uses, in line with the 
opportunities for London Road highlighted in the consultation document, but also 

social and cultural activity in the form of a small public square/local centre that 
could accommodate a café and restaurant/public house as well as community 
uses.  It also has a range of options in terms of the types of open space it could 

deliver which could be utilised for community/social events by residents. 
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Economy and Enterprise 

 
Supporting local entrepreneurship and the need for flexibility 
 

It is important that Cranbrook provides space for all types of enterprise.  The 
large scale enterprise requirements are proposed and being met at Skypark 

however there needs to also be small scale provision located across the town in 
appropriate locations to accommodate the needs of small local sized business.  
It is also important that the flexibility is provided to allow for the provision of 

mixed use areas. 
 

London Road already has a handful of commercial uses along it which could built 
upon to provide more opportunities for small businesses.  Furthermore, London 
Road provides the opportunity to provide flexibility and deliver mixed use areas.   

 
In relation to my client’s land, the previous outline proposals submitted included 

mixed use areas adjacent to London Road which would have provided scope for 
the provision of employment/commercial uses alongside residential. 
 

 

Transport 
 
One objective that we consider has been omitted within those identified in the 

consultation document is reducing the need to travel.  It should be a clear 
objective of the CDP to pursue a development form that will reduce the need to 
travel. 

 
This can be achieved by maximising the development potential of land within 

close proximity to the town centre and to the south of London Road, and avoiding 
an overly elongated form of development that extends unnecessarily far to the 
east and west.  Given the landscape and noise constraints present at the eastern 

and western extremities of the plan area it seems that there is added justification 
for pursing this more sustainable settlement form. 

 
Trains 
 

We question whether a second railway station is appropriate particularly given 
that there is already a station at nearby Whimple.  It seems more that the 

location of the first station is a mistake and has failed to maximise accessibility 
for residents by being located where it is and the fact it is separated from the 
built form of the town.  Rather than a second station, the solution to this is 

perhaps a dedicated and frequent shuttle bus service that operates during 
commuting hours. 
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Landscape and Biodiversity 
 
Landscape setting and impacts 
 

We agree that there is a need to ensure that landscape impacts associated with 
the town are minimised as far as possible.  Development in the most exposed 

areas should therefore be avoided. 
 
We agree that development north of Rockbeare beyond the ridgeline is not 

visible from the wider landscape and not result in negative adverse impacts on 
views from Rockbeare - unlike potential development areas being considered for 

the south west expansion area. 
 
Given my client’s landholding to the south of London Road is in a location where 

impacts on landscape have been a consideration from the outset we are fully 
aware of the need to pursue a development form that ensures that wider 

landscape impacts are avoided.   
 
Indeed, the development proposals submitted in outline form previously where 

designed to ensure that such impacts were avoided - we were aware of the 
ridgeline and therefore proposed that the areas for development were stepped 

back from this. (see attached Parameters Plan).  We were also clear that with a 
high quality landscape strategy being implemented the development proposed 
would blend in well and could enhance views from the wider landscape and 

Rockbeare. 
 

The Council’s landscape consultant response to our application submission 
clearly outlined areas where development could happen south of London Road 
without having a wider landscape impact and being visible from Rockbeare (see 

enclosed plan).  We agreed with these areas but consider that there is scope to 
go further and still ensure that negative landscape impacts are avoided. 

 
In terms of other areas within the CDP area that are subject to landscape impact 

constraints it is clear that in the eastern quarter of the south west expansion 
area and the north eastern corner of the eastern expansion area are highly 
sensitive and visible in landscape terms – this is made clear in the consultation 

document and is further evidenced in the Council’s landscape consultant’s 
response to the outline planning applications submitted in relation to these two 

expansion areas.   
 
In relation to the eastern expansion area the following comments from the 

landscape consultant are worth noting: 
 

“To the east the land rises towards Higher Cobden, with extensive views 
across the development area… 
 

The stream valley, small hedged fields and rising ground are all important 
landscape features which require consideration not only as potential 
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features with the expansion area but also as features of a wider 
landscape… 

 
The site is included in the Local Plan as a Cranbrook Expansion site but 

unfortunately seems to have been allocated without due regard to the 
distinctive landscape features…  
 

The development cells to the far north east and east of the site are remote 
and on rising ground… 

 
All residential development should be kept to the west/south west of the 
floodplain, with the floodplain and allocated land to the north east forming 

a distinctive and attractive buffer which can contain elements of Country 
Park, cycle routes, agricultural land and possibly allotments…” 

 
In relation to the southern expansion area the following comments from the 
landscape consultant are notable: 

 
“The landform is quite distinct from that of the western expansion area, 

exhibiting rising ground from the B3174 and the current southern edge of 
Cranbrook, to a hilltop close to Treasbeare Farm, before dropping 

relatively steeply to the east, south and west. Despite the location of the 
airport at the foot of the hillside south of Teasbeare Farm, the site is 
largely seen in a rural context… 

 
The rising ground leading to the hilltop near Treasbeare Farm and the 

extensive views from the site in all directions give the site an exposed 
appearance when compared with the relatively low elevations of the 
development areas to the north of the B3174. At present the site forms 

an important and distinctive component of the setting of the existing 
Cranbrook development and forms a rural buffer between Cranbrook and 

Exeter Airport and Rockbeare… 
 
The visual impacts of the proposed development has been grossly under-

estimated. When viewed from the north and north west the increase in 
elevation above the existing high points of Cranbrook, by up to 25 metres, 

means that the proposals will dominate the skyline and will be clearly 
visible as an incongruous urban feature, both by day and at night, where 
light spill and point light sources will become a major issue. The existing 

urban form tends to be concentrated at lower elevations in the area with 
the hilltops relatively free from built intrusions. 

 
To the east the development will be seen breaking the skyline on the ridge 
above the village of Rockbeare. The uninterrupted rural skyline is an 

important feature of the village setting and will become urbanised if the 
proposed development were to be progressed. Daytime views and night-

time light spill would be significant issues. Additionally, there would be 
longer views into the site from the hills beyond Whimple. 
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To the south and west, the rural hillside and farmed landscape provides 
an elevated rural buffer between Cranbrook and Exeter Airport, with 

Treasbeare Farm being a prominent feature on the hillside. There are 
numerous public and residential views north, where the hillside and 

uninterrupted ridgeline are distinctive and prominent features in the 
landscape. The proposed development will result in an extensive ridgeline 
development and the urbanisation of the west facing hillside. At night light 

spill and point light sources will become a significant feature. 
 

The site forms an important rural buffer and is a prominent landscape and 
visual feature, visible for a considerable distance in all directions. The 
current significance assessment of landscape and visual impacts is very 

sketchy and grossly under-estimates the impacts where they have been 
assessed.” 

 
With regard to landscape impacts on listed buildings, it should be noted that the 
eastern areas of the proposed south west expansion area are visible from 

Rockbeare Manor (a Grade I listed building). This is therefore another reason to 
propose no development at this location. 

 
It is our view that the CDP should therefore avoid development/built form from 

both of these visually prominent locations. 
 
Benefits of Green Infrastructure 

 
We agree that the provision of well-designed green infrastructure can have 

benefits for implementation of SUDS, health and wellbeing and opportunities for 
food production. 
 

In fact, we would like to point out that the green infrastructure that is proposed 
as part of my client’s scheme to the south of London Road provides the 

opportunity to deliver all of these benefits through the provision of 
soakaways/swales, community orchard/allotments and large areas of amenity 
open space and country park. 

 
Natural Green Space and SANGS 

 
A fundamental part of the development of Cranbrook is the provision of the 
Suitable Alternative Natural Green Space (SANGS) as part of the proposed Clyst 

Valley Regional Park.  It is therefore surprising that the consultation document 
does not include any detail on the scope for the provision of SANGS as part of 

the options being considered as this is a key part of the overall mix of land uses 
to be accommodated and will have a bearing on the overall level of land required.  
The preparartion of the CDP provides an opportunity to ensure measures are 

integral to the plan and fully secured. 
 

The delivery of SANGS to date has been none existent and needs to be increased 
rapidly.  It is clear that SANGS needs to be provided up front to ensure that 
adverse impacts on the European Wildlife sites are appropriately mitigated.  The 
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South East Devon European Site Mitigation Strategy has failed to date to ensure 
the delivery of SANGS so the CDP therefore needs to look at options for 

delivering SANGS in detail so that it can be advanced promptly/in a timely 
manner. 

 
The Footprint ecology report is clear on the fact as development is proceeding a 
rapid rate at Cranbrook it is critical that mitigation is in place and effective prior 

to development and that the CDP must provide a mechanism to ensure 
mitigation is in place with timely delivery. However, it should also be made clear 

that there is an immediate need for catch-up as recreational impacts are 
occurring presently, which is unlawful and any further development cannot 
proceed without otherwise this will be unlawful. 

 
My clients land is within land designated for the Clyst Valley Regional Park and 

has the ability to meet all the criteria for SANGS outlined in the footprint ecology 
report (dated 27 May 2016) produced as part of the evidence base to this 
consultation. Whilst we acknowledge that land subject to flooding frequently is 

less attractive and reduces accessibility it is clear that there is overriding need 
to deliver SANGS that means that disregarding all land subject to flooding is not 

practical or appropriate.  In relation to my client’s land specifically this does 
include some areas that are subject to occasional flooding however there are 

also large areas which are not.  Further, it should be noted that the scheme 
proposed by my client involved a flood alleviation scheme that would reduce the 
flooding that occurs on some of the land. 

 
In terms of noise and how this can affect the suitability of land for SANGS, it is 

clear that providing SANGS in areas of high noise, such as next to Exeter 
International Airport, is not appropriate. However, beyond this, areas with 
moderate levels of noise (such as close to the flight path) should not be 

discounted as being unsuitable for SANGS because this is just not appropriate.  
Indeed, the Exe Estuary (for which the provision of SANGS is to be in part an 

alternative for) is subject to noise from the railway lines that run down both 
sides of the estuary as well as motorised boats on the water. 
 

The land identified by the National Trust may provide some scope for SANGS 
however large areas of it will not be able to deliver SANGS and which are not so 

immediately accessible to residents of Cranbrook so there is a need for other 
options to be looked at, such as my client’s land to the south of London Road. 
 

 

Design and Mix of Use 
 
Density 

 
It is not necessary to set and pursue a higher average density.  We accept that 
the density of Cranbrook can be increased in parts so that overall the land 

required can be reduced, however, it is also clear that the landscape and 
heritage constraints present mean that lower density development is more 

appropriate in certain areas.   
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Specifically, we suggest that the town centre and immediate surrounding areas 

should look to maximise density as this is not an overly sensitive area.  The town 
centre area could also be provided with good access to large areas of open space 

to the immediate south within proposed areas of country park/SANGS and other 
open space. 
 

We also consider that higher density housing can be delivered at 
local/neighbourhood centres. 

 
We do not consider however that the density beyond the town centre should be 
increased significantly above the densities already being achieved. An average 

density of 45 dwellings per hectare (dph) is too much and it is unnecessary to 
pursue this.  Developers will not want to build at this density as it is not what 

the market demands / will not deliver the residential environment and type of 
housing that people want.  It will also restrict the flexibility to provide a range 
of housing types as the focus will be on maximising density. 

 
In terms of the scenarios considered in the consultation document, which 

provide alternative approaches in terms of density, we consider that the best 
way forward is to pursue an option that is a mix of scenarios 2 and 4 (i.e. 

maximises densities in certain parts of the town, town centre and 
neighbourhood/local centres – but which continues to allow for lower densities 
across the remainder of the town and in more sensitive locations). 

 
Designing home for Gypsies and Travellers 

 
We agree that the CDP should looking to make the level of provision for gypsies 
and travellers as set out in the Local Plan and that Cranbrook is well placed to 

meet this need. 
 

The future of London Road 
 
London Road already has a number of commercial uses and is a prominent road 

that has capacity and the potential to serve a key function and gateway for the 
new town.  We agree that introducing further development on the south of 

London Road would enable it to fulfil this function.  It would have a positive 
effect for the local economy by providing small scale business space for local 
businesses and would encourage sustainable living/travel by providing 

employment provision close to homes. 
 

It is unfortunate that the adopted Local Plan includes wording that development 
will not be permitted within the neighbourhood plan area (NPA) of Rockbeare 
because this restricts the ability of this land to be brought forward for the 

purpose outlined above and throughout this letter. 
 

We strongly objected to the exclusion of the NPAs during the preparation and 
examination of the local plan and still hold the view that the decision to exclude 
these areas was incorrect and not based on a sound planning judgement.  The 
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future growth of Cranbrook should be planned in a comprehensive manner 
without being constrained by this. 

 
It was clear from the minutes from the Full Council meeting on the 26 March 

2015, that officer’s advised members against excluding the NPAs as this was 
likely to lead to a position where there was insufficient land to deliver the levels 
of growth required to be provided at Cranbrook - extract from minutes: 

 
“Officers raised concern as to whether 1550 could be accommodated on 

the land that would remain within the study area once the neighbourhood 
plan areas had been excluded. Constraints from airport noise in particular 
engine testing and the landscape impact mean that there is not sufficient 

evidence to support 1550 homes on the remaining land.” 
 

The LP inspector unfortunately deferred on this matter and it is now for this DPD 
to consider in detail.   As it stands no Neighbourhood Development Plans have 
been progressed in any detail. It is clear to us that the presence of a NPA should 

not determine shape of Cranbrook and that the CDP now has the opportunity to 
clearly show that development within the exclude NPAs is sensible, appropriate 

and justified.  This would then pave the way for addressing the issue created by 
the wording of policy in the local plan at present. 

 
 

Delivery and Flexibility 
 
Seeking to achieve an average density of 45 dph and identifying reduced areas 

for development will restrict the flexibility to provide a range of land uses and 
the design of space and buildings.  This is because land promoters and 
developers will be forced to design something to fit to these areas rather than 

having the scope to design something that can incorporate a full mix of uses and 
housing types and styles. 

 
 

Scenarios 
 
Scenario 1 

 
This scenario is not supported for the following reasons: 

 
 It would result in extensive residential development in areas where 

residents would be exposed to noise levels above the recommended WHO 

and BSI limits. 
 

 It misses the opportunity to deliver housing and other uses (e.g. public 
open space and SANGS) in a central and accessible location on land 

immediately to the south of London Road and to the north of Rockbeare. 
 

 It proposes development in visually prominent locations within the south 

west and north east expansion areas. 
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 Lack of competition – all land shown for development is within the control 

of the consortium 
 

 
Scenario 2 
 

This scenario is supported for the following reasons: 
 

 It avoids to a greater extent than Scenarios 1 and 3, placing development 
in areas where noise levels for residents would be above the 
recommended WHO and BSI levels. 

 
 It maximises the opportunity to deliver development in a central and 

accessible location south of London Road and to the north of Rockbeare. 
 

 Would enable development to be steered away from the landscape 

sensitive areas within the south west and north east expansion areas 
 

 Enable delivery of SANGS on the doorstep of the town as part of 
development south of London Road. 

 
We do not support this scenario for the following reason: 
 

 The scenario should be amended so that there is no sensitive development 
within areas where noise levels for residents would be above the 

recommended WHO and BSI levels. 
 
We have noted in reviewing the options presented that Scenario 2 does not 

indicate scope for the provision of a neighbourhood centre on land south of 
London Road.  As is shown with Scenario 4 this could be provided as part of this 

Scenario as well. 
 
 

Scenario 3 
 

This scenario is not supported for the following reasons: 
 

 It would result in residential development being exposed to noise levels 

above the recommended WHO and BSI limits. 
 

 It misses the opportunity to deliver housing and other uses (e.g. public 
open space and SANGS) in a central and accessible location on land 
immediately to the south of London Road and to the north of Rockbeare. 

 
 It proposes development in a visually prominent location within the south 

west expansion area that would have adverse impacts on the wider 
landscape. 
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 Lack of competition – all land shown for development is within the control 
of the consortium. 

 
 Proposed increase in average density to 45 dph is too high. 

 
 
Scenario 4 

 
This scenario is supported for the following reasons 

 
 It avoids to a greater extent than Scenarios 1 and 3, placing development 

in areas where noise levels for residents would be above the 

recommended WHO and BSI levels. 
 

 It utilises the opportunity to deliver development in a central and 
accessible location south of London Road and to the north of Rockbeare. 
 

 Would enable development to be steered away from the landscape 
sensitive areas within the south west and north east expansion areas 

 
 Enable delivery of SANGS on the doorstep of the town as part of 

development south of London Road. 
 
 

We do not support this scenario for the following reason: 
 

 The scenario should be amended so that there is no sensitive development 
within areas where noise levels for residents would be above the 
recommended WHO and BSI levels. 

 
 We do not agree that the average density should be increased to 45 dph. 

 
 

 

Sustainability Appraisal 
 

The Strategic Environmental Assessment (SEA) work indicates that the best 
performing scenario is Scenario 4.  Scenario 2 is also shown to be preferable as 
it scores better than Scenarios 1 and 3 in terms of noise. Scenarios 1 and 3 have 

a double/significant negative score in terms of noise, which clearly shows that 
they are not feasible options for taking forward. 

 
In reviewing the SEA, we have identified some areas where it is considered that 
the analysis / results are incorrect/not justified.  Our observations/comments 

are as follows: 
 

 In terms of the Housing objective scores we consider that Scenario 3 
should be scored as a negative like Scenario 1 as the noise issue related 
to this scenario is the determining factor and we do not agree that a higher 
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average density will lead to a greater range of housing types, sizes and 
appearance and is therefore a positive; this can be delivered regardless 

of whether a higher average density figure is set or not. 
 

 With regard to Community Services objective scores, we do not agree that 
Scenarios 1 and 2 should be given a negative score here.  Regardless of 
the whether the average density is increased there will still be a large 

population requiring and assessing community services – being within 
walking distance is not a determining factor as has been assessed.  All 

scenarios should therefore be assessed the same in this regard. 
 

 In respect of the scores for health and wellbeing, we do not agree that 

Scenario 3 should be given a positive – the noise issue related to this 
scenario can only mean it is given a negative.  Also we do not agree that 

higher density development will automatically lead to greater health and 
well-being as people are considered more likely to walk to services and 
facilities. If neighbourhood hubs/local centres are sensibly located and 

dispersed to encourage walking across the town/in all parts then it doesn’t 
matter whether the option to pursue a higher average density is pursued.  

Also, it is still possible to deliver high density development around the 
town centre and local centres and encourage walking without setting an 

increased the average density. 
 

 In terms of the Greenhouse Gas Emissions scores, we do not accept that 

scenarios 1 and 2 should be marked as negative/compared so poorly 
against Scenarios 3 and 4.  Just because they are lower density options 

that would not encourage the delivery of a second station closer to the 
town centre (as much as Scenarios 3 and 4) does not mean that they 
cannot still deliver positive results for reducing greenhouse gas emissions.  

A shuttle bus service taking residents to the station could be utilised.  Also 
the location and positioning of local/neighbourhood centres and facilities 

can still encourage the use of non-car modes of transport within these 
scenarios.  Furthermore, scenarios 3 and 4 do not necessarily mean that 
a second station will happen where envisaged and that people will utilise 

the train more than the car. 
 

 With regard to the Vitality and Viability of towns scores, we feel that the 
benefit of an average higher density in terms of improved viability and 
vitality of town centre and businesses is overplayed and that the low 

density approach should not be assessed as being a negative. Regardless 
of the whether the average density is increased the town centre will still 

be viable and have vitality because of the large population it will be 
serving.  All scenarios should therefore be assessed the same in this 
regard. 

 
Overall 

 
Our preferred scenario is 2 followed by 4 and we consider that scenarios 1 and 
3 should be discounted moving forward.   
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Ultimately though, we consider that a mix of scenarios 2 and 4 would be the 

most appropriate way forward.  This proposed hybrid scenario would see high 
density encouraged within and close to the town centre and at 

neighbourhood/local centres to help reduce overall demand for land for housing.   
 
This alternative scenario would provide the flexibility to deliver both higher 

density development in certain locations (town centre/neighbourhood centres) 
plus lower density in the more sensitive locations.   

 
This alternative scenario would also look to remove all sensitive 
development/housing from within the areas where noise levels for residents 

would be above the recommended WHO and BSI levels.  
 

If you have any questions related to the content of this letter please do contact 
me.   
 

Yours faithfully, 

Richard Bailey, BA (Hons) Dip TP MRTPI PIEMA 
For PCL Planning Ltd 

e:   
 
 

Enc.  
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Dear Sir/Madam, 
 

 
 
 

This letter is submitted on behalf of our client, Waddeton Park Ltd, in respect of 
the consultation on the Pre-submission version of the Rockbeare Neighbourhood 

Plan (RNP). 
 
Before making specific comments on the content of the Pre-submission version 

of the RNP we wish to draw to your attention the following key elements of the 
legislation, national planning policy and guidance issued in respect of 

neighbourhood planning. 
 
In order for a draft Neighbourhood Plan to be put to referendum and be made, 

the Plan must meet a set of basic conditions. The basic conditions are set out in 
paragraph 8(2) of Schedule 4B of the Town and Country Planning Act (1990) as 

applied to neighbourhood plans by Section 38A of the Planning and Compulsory 
Purchase Act 2004 and) which include (where relevant):  
 

(a) Having regard to national policies and advice contained in the guidance 
issued by the Secretary of State, it is appropriate to make the order; 

 
(b) The making of the order contributes to the achievement of sustainable 

development; and 
 

(c) The making of the order is in general conformity with the strategic 

policies contained in the development plan for the area of the authority 
(or any part of that area).   

 
Paragraph 16 of the National Planning Policy Framework (the “Framework”) sets 
out that where communities engage with neighbourhood planning they should 

(where relevant): 
 

• Develop plans that support the strategic growth needs set out in Local 
Plans, including policies for housing and economic development. 
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• Plan positively to support local development, shaping and directing 
development in their area that is outside the strategic elements of the 

Local plan. 
 

Paragraph 184 of the Framework is also relevant and adds to paragraph 16, and 
in particular states: 
 

“Neighbourhood plans and orders should not promote less development 
than set out in Local Plan or undermine its strategic policies.” 

 
Of particular relevance to the preparation of the Rockbeare Neighbourhood Plan 
is the emerging Cranbrook Plan Development Plan Document (DPD), which once 

adopted will form part of the development plan for the district alongside the East 
Devon Local Plan 2013 to 2031 (January 2016).  Within the Government 

guidance on Neighbourhood Planning (published 6 March 2014) the following is 
stated (at Paragraph: 009 Reference ID: 41-009-20160211) in respect of how 
those preparing Neighbourhood Plans should respond to emerging Local 

Plans/DPDs: 
 

“Where a neighbourhood plan is brought forward before an up-to-date 
Local Plan is in place the qualifying body and the local planning authority 

should discuss and aim to agree the relationship between policies in: 
 

• the emerging neighbourhood plan 

 
• the emerging Local Plan 

 
• the adopted development plan 

 

with appropriate regard to national policy and guidance. 
 

The local planning authority should take a proactive and positive 
approach, working collaboratively with a qualifying body particularly 
sharing evidence and seeking to resolve any issues to ensure the draft 

neighbourhood plan has the greatest chance of success at independent 
examination. 

 
It then goes on state with regard to the importance of a coordinated approach 
that: 

 
“The local planning authority should work with the qualifying body to 

produce complementary neighbourhood and Local Plans. It is important 
to minimise any conflicts between policies in the neighbourhood plan and 
those in the emerging Local Plan, including housing supply policies. This 

is because section 38(5) of the Planning and Compulsory Purchase Act 
2004 requires that the conflict must be resolved by the decision maker 

favouring the policy which is contained in the last document to become 
part of the development plan. Neighbourhood plans should consider 
providing indicative delivery timetables, and allocating reserve sites to 

http://www.legislation.gov.uk/ukpga/2004/5/section/38
http://www.legislation.gov.uk/ukpga/2004/5/section/38
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ensure that emerging evidence of housing need is addressed. This can 
help minimise potential conflicts and ensure that policies in the 

neighbourhood plan are not overridden by a new Local Plan.” 
 

In respect of situations where the Local Planning authority also intends to 
allocate land within a neighbourhood plan area the guidance also sets out (at 
Paragraph: 043 Reference ID: 41-043-20140306) that: 

 
“It (the LPA) should work constructively with a qualifying body to enable 

a neighbourhood plan to make timely progress. A local planning authority 
should share evidence with those preparing the neighbourhood plan, in 
order for example, that every effort can be made to meet identified local 

need through the neighbourhood planning process.” 
 

Strategic growth and planning positively for local development 
 
As required by legislation and the Framework, and emphasised in guidance, the 

RNP needs to consider the level of strategic growth directed to this part of the 
district by the East Devon Local Plan 2013 to 2031 (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.  In fact it is also worthwhile to point out that the implications 
of the emerging Greater Exeter Strategic Plan (GESP), which will define the 
future growth of East Devon and neighbouring authorities up to 2040, should 

also be considered in respect of the RNP.  Additionally, it is necessary for the 
RNP to plan positively to support local development. 

 
The Local Plan Strategy 12 identifies Cranbrook as a new main settlement within 
the district where a large proportion of the district’s housing requirement 

(around 6,300 homes) is to be directed.  The location of Cranbrook has been 
selected as it is within the least constrained part of the district (and here is not 

within the East Devon AONB) and is well placed to provide good accessibility 
(both in terms of transport connections and access to jobs and services) for its 
residents.  The future growth of Cranbrook is therefore the key element of the 

strategic growth for the district that needs to be delivered to meet local 
development needs. 

 
The emerging Cranbrook Plan is considering in detail how the level of 
development directed to Cranbrook can be delivered.  The Preferred Approach 

version of the Plan (published 10/11/17) that is currently out for consultation 
identifies a substantial amount of development to the south of London Road and 

to the east of the Golden Pond restaurant.  Also the earlier version of the 
Cranbrook Plan (Issues and Options) identified development to the west of the 
Golden Pond restaurant along the London Road frontage; it is our view that 

development here is also suitable (as opposed to other areas being proposed for 
development) and should be allocated for such in the Cranbrook Plan.  This is 

because development here would not be in conflict with the Green Wedge policy 
in the Local Plan (Strategy 8), which states: 
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“Within Green Wedges, as defined on the Proposals Map, development will 
not be permitted if it would add to existing sporadic or isolated 

development or damage the individual identity of a settlement or could 
lead to or encourage settlement coalescence.” 

 
A development to the south of London Road and to north of Rockbeare beyond 
the ridge as indicated by my client’s proposal for this land would not: 

 
• add to existing sporadic development; 

• be isolated development; 
• damage the individual identity of Rockbeare; or 
• lead to or encourage settlement coalescence. 

 
It is our view therefore that the current draft of the RNP does not respond 

appropriately to the strategic growth of Cranbrook identified in the Local Plan 
and the detail in the emerging Cranbrook Plan. 
 

Furthermore, 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. Indeed, the 
Communities and Local Government consultation document “Planning for the 

right homes in the right places” (September 2017) at paragraphs 94 to 100 sets 
out how there should be a clear focus on identifying need and level of housing 
provision within Neighbourhood Plan areas. 

 
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.   

 
As advised in the guidance, moving forward the preparation of RNP should be 

coordinated with the preparation of the Cranbrook Plan to give it the best chance 
of success at independent examination and to avoid the potential outcome of 
the RNP being overridden by the Cranbrook Plan should it be adopted afterwards.  

The RNP should therefore follow the preparation of the Cranbrook Plan from now 
on and the Parish should work closely with the LPA to ensure complementary 

plans.  Also the implications of the emerging GESP should be considered as the 
RNP is advanced. 
 

Green Wedge policy – non-conformity with LP 
 

Draft Policy Rock 06 conflicts and is not in conformity with Green Wedge policy 
(Strategy 8) in the Local Plan, which states that development will not be 
permitted if: 

 
“… it would add to existing sporadic or isolated development or damage 

the individual identity of a settlement or could lead to or encourage 
settlement coalescence.” 

 



 

PCL Planning Ltd, Registered Office: 1A Parliament Square, Parliament Street, Crediton, Devon, EX17 2AW 
Registered in England and Wales No. 8300933 VAT No. 923955793 

 

The draft policy in the RNP goes significantly beyond the level of restriction 
imposed by Strategy 8 of the Local Plan.  

 
The restrictive approach set out by the policy is also in conflict with the 

Framework and Guidance.  Paragraph 17 of the Framework makes it clear that 
planning should proactively drive and support sustainable economic 
development to deliver the homes and other development that the country 

needs.  Within the guidance it is further 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 also in conflict with proposals being 
advanced within the Cranbrook Plan (as set out earlier in this letter). 

 
This policy should be removed from the RNP as it is not necessary.  The RNP 
should instead focus on 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. 
 

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 therefore include a policy that identifies the land that will form part of 
the regional park.  Please find enclosed a plan which indicates the land that we 
suggest should be allocated for this purpose. 

 
Failure to address flooding problems  

 
Draft Policy Rock04 does not go far enough to ensure existing flooding problems 
for the village are addressed.  There should be a policy specifically supporting 

the delivery of a flood alleviation scheme upstream of the village to address 
existing flooding issues. 

 
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 (please find enclosed a drawing showing the 
details of this scheme).  Also my client attended a meeting in the village on 

flooding matters on 8 August 2017 where it was clear that the proposals for the 
flood alleviation scheme are supported locally. 
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Other points 
 

We wish to also make the following other points on policies contained in the draft 
RNP: 

 
• Policy Rock05 places an inappropriate restriction on development – Village 

is not within a designated landscape/AONB therefore such restrictive 

policies are not necessary.  There are already policies contained in the 
Local Plan that provide the necessary level of protection.  

 
• Policy no. Rock09 is unnecessary as this only repeats national and local 

policy. 

 
Our proposals  

 
As you are 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. 
 

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 and be in conformity with the development plan. 

 
Concluding comments 

 
As we set out in our previous response to consultation on the RNP (letter dated 
15/05/17) 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 and this is now been made clear through the detail presented in 

the Cranbrook Plan. In its current form the RNP cannot be considered to be: 
 

• In general conformity with strategic policies in the development plan; 

• Contributing to the delivery of sustainable development; 
• Effectively supporting the strategic growth of the district/Cranbrook; or 

• Planning positively to support local development. 
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On this basis the RNP will not be found sound at independent examination and 
therefore needs to amended and taken forward in a manner which makes it 

complementary to the Local Plan and Cranbrook Plan. 
 

If you have any questions related to the content of this letter please do contact 
me. 
  

Yours faithfully, 
 

Richard Bailey, BA (Hons) Dip TP MRTPI AIEMA 
For PCL Planning Ltd 
e:   

 
Enc.s -  Land for Regional Park/SANGS plan 

- Flood alleviation drawing 



Land for Regional Park/SANGS 

 

 






