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THE NEW EAST DEVON LOCAL PLAN (2006 -2026)
INTERIM REPORT

_________________________________________
1.0

Plan Period/Timeliness

1.1

The plan states that it covers the period 2006 to 2026. This is
confusing. The saved East Devon Local Plan (EDLP) that it will replace
has an end date of 2011. The saved Devon Structure Plan (DSP) has
an end date of 2016 (and includes allocations for new homes and
employment space that are meant to be completed by that time). The
New Local Plan (NLP) can only reflect the pattern of development
already established by planning permissions up until its adoption
(which East Devon District Council [EDDC] say will be autumn 2013 –
in our view this is more likely to be summer/autumn 2014), as
opposed to influencing the pattern of development that should take
place over the district. Bearing in mind the lead in time to implement
a development project (see appendix 1) it is the case that outline
consents granted following the adoption the NLP (end of 2013) are
unlikely to be able to deliver completions until the reporting year
(2016/2017). Therefore, the NLP cannot influence the pattern of
development that takes place across East Devon until 2016 at the
earliest. The effective plan period is therefore 2016 to 2026
whatever the title block may say. The period 2006 to 2016 is
therefore a reflective element of the plan period.

1.2

We think the period 2006 to 2026 is stated because the EDLP review
started life as a response to the emerging RSS that looked to roll
forward RPG10 to cover this period. The NLP therefore needs to
review the reflective plan period, and then plan appropriately
for the effective plan period (which should inevitably involve
remedying the deficiencies in the reflective plan period). We
therefore start by reviewing the reflective plan period (2006 to 2016).
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2.0

Review of the Existing Spatial Vision

2.1

The saved EDLP covers the period 1996-2011. It therefore provides
for a supply of development land for the period 1996-2011, but not
beyond 2011. It does not provide for a supply of land for the residual
saved Devon Structure Plan period 2011-2016, although the purpose
of saving the spatial vision policies of that plan (policies S1 and S2) is
to provide a strategy for the new growth that will need to be permitted
to provide for a supply of development land over the period 2011 to
2016.

2.2

RPG10 (the existing RSS), the emerging RSS Review, the saved DSP
and the saved EDLP all embody the principle of urban concentration as
an appropriate policy to promote a sustainable pattern of
development. This principle was commented on at some length by the
Inspector in his report upon the saved EDLP and it is expressed in
policies S1 and S2 of the EDLP. The principle has two key
manifestations in East Devon – firstly, the need to accommodate,
within East Devon some of the needs that Exeter cannot accommodate
itself and secondly, the level of growth of the market towns in East
Devon.

2.3

Since both:
meeting the needs of Exeter that cannot be accommodated
within the boundary of the city, and
the principle of urban concentration, are important key elements
of the existing spatial vision for the Exeter Sub Region (and
were proposed to be carried forward by the RSS review).

2.4

Then it is important to recognise that implementation of policy S1 of
the saved EDLP has, in terms of timeliness of delivery, has failed (no
units were delivered over the saved EDLP plan period 1996-2011).
Whilst a commencement on site has been made the significant lead in
times associated with a major development of this nature mean that
the Council's own Annual Monitoring Report (AMR, March 2011)
correctly identifies the delivery of only 325 units at Cranbrook over the
period up to 2015 (based on the advice of the Council's SHLAA panel).
This represents a shortfall (failure to deliver) of significant proportions.

____________________________________________________________________________________
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3.0

Delivery Over the Reflective Plan Period Assessed Against
the Provisions of the existing Spatial Vision

3.1

The pattern of development over the period 2006-2016 is shown
spatially on the attached diagram (see Spatial Housing Distribution
Plan- appendix 2).

3.2

This analysis reveals that not only has saved policy S1 substantively
failed to deliver in a timely manner to date, but those completions that
have been achieved have substantively breached the provisions of
policy S2 of the saved EDLP (by being located in the eastern part of
the district and not at the higher tier settlements of Exmouth and
Honiton or even in the Exeter sub housing market area).

3.3

Therefore, it must be concluded that the pattern of development
delivered across East Devon over the period 2006 to 2016 is not in
accordance with the either the provisions of the development plan or
the principle of urban concentration that underpins the development
plan.

3.4

It would be reasonable to assume that, faced with these facts, the
review of the plan must first seek to address the deficiencies in
the spatial pattern of completions that has occurred to date.
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4.0

Towards a Realistic Approach to Housing Provision

4.1

The NLP states:
“The opportunity for people to live in a decent home is
fundamental to achieving an inclusive society and is a key aim
of housing and planning policy as well as being a priority for the
District Council” (at paragraph 6.11, page 32)

4.2

Adopting an unrealistic approach to housing provision helps no-one
and will ensure that that the housing objectives of the NLP go unmet
(as the spatial vision of the saved EDLP has been substantially unmet).
This means that affordable needs are not met where they are most
prevalent, and that a sustainable pattern of development is not
delivered.

4.3

It is important to understand that ‘meeting needs’ is not just about
providing affordable housing – that is just a small part of any strategy
to deal with mitigating this problem. The most significant element of
any strategy must be based upon market supply for two key reasons:
That affordable housing is normally provided as a crosssubsidised element of a market housing scheme (and is more
likely to be provided only by this method in the future due to
public sector funding constraints)
That without the provision of sufficient market housing to meet
demand then affordability will worsen, thereby ensuring that
more households will enter the definition of being in housing
need and increasing levels of need locally (a self defeating
prophesy)

4.4

This issue has been examined in significant detail by the National
Housing and Planning Advice Unit (NHPAU). In their report titled
“Housing affordability: a fuller picture” dated January 2010. The
conclusion to that report states:
“During the past decade there has been a deterioration in the
affordability of homeownership while the affordability of private
renting has remained stable.
Going forward our modelling suggests that how hard it is to get
on to the housing ladder will depend both on lending policies
and the number of homes that are built.” (page 27)

____________________________________________________________________________________
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4.5

In their report titled “Impact of worsening affordability on demand for
social and affordable housing: tenure choice and household formation”
dated July 2008 a summary of research findings was provided (on
page 5). Those findings were inter alia
“1. If we fail to deliver enough market housing more
people in the future will require state support to meet
their housing needs. A key mechanism of pricing people back
into the market is to tackle the affordability problem by building
the right number of new homes, of the right type, in the right
place and at the right time.
and
3. Solving the affordability problem is not about building
more social and low cost homes at the expense of market
housing. We have modeled the effect on affordability of
doubling the number of social homes a year from the planned
45,000 by 2011 to 90,000 with an equivalent reduction in the
number of market homes delivered. All things being equal,
increasing the share of social build worsens the ratio of lower
quartile house prices to earnings from 8.7 to 9.6.
and
7. Increasing the supply of market housing will be vital if
the affordability challenge is to be met.
and
8. Finally, it is important to keep an eye on the medium and long
term. A short term cooling in the housing market is not
an answer to the affordability problems we face. Indeed,
developments in the financial markets in late 2007 and early
2008 have lead to a tightening of mortgage lending criteria by
the major banks and building societies. These changes will
make it more difficult for first time buyers to purchase a house
in the short term.” (pages 5 and 6).

4.6

Those findings are, in our opinion, more important today than they
were in 2008 bearing in mind the lack of public sector funding for the
provision of affordable housing – a situation that is unlikely to change
for the foreseeable future.

4.7

When assessing affordability it is less about average house prices and
more about lower quartile house prices and lower quartile earnings

____________________________________________________________________________________
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(i.e. focusing upon households with smaller incomes affording market
entry housing to meet their needs).
4.8

CLG data has been mapped by the HCA and shows that East Devon is
in the ‘red zone’ for affordability that focuses upon London and the
south east, the west midlands, Leeds, the south coast and parts of
Devon.

4.9

Looking at the period 1997-2010 (appendix 3), it is apparent that East
Devon, when compared to Devon as a whole and England started this
period with the worst affordability of these three geographic areas.
The trend followed by both East Devon and Devon as a whole has been
broadly similar, but with a greater degree of divergence in 2010 than
existed in 1997. For both, over the period, the impact has significantly
worsened (for East Devon this has more than doubled).

4.10 For the plan to realise its' stated objective of:
“The opportunity for people to live in a decent home is
fundamental to achieving an inclusive society and is a key aim
of housing and planning policy as well as being a priority for the
District Council” (at paragraph 6.11, page 32)
then the NLP needs to embody a realistic and appropriate approach to
delivery.
4.11 The first part of a deliverable housing strategy for East Devon needs to
deal with the housing needs of Exeter that will not be met at Exeter.
4.12 The second part needs to come to view about the amount of housing
stress that East Devon wishes to accommodate.
4.13 This issue was highlighted by the EiP Panel who commented that:
"We have mentioned earlier the non-employment led migration
streams that may have contributed to the high levels of demand
in the more rural and coastal areas. There are parts of the
Exeter HMA, such as the coastal towns and the villages in the
rural areas, which would be attractive to this type of inward
migration. A lack of provisions for this demand will almost
certainly not divert the demand, but result in increased housing
stress within the area. Provision for this demand outside Exeter
would certainly have the potential to allow more commuting to
the growing number of jobs in the city area.”

____________________________________________________________________________________
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In our view further consideration of this dilemma is required.
We are of the opinion that this should be a matter for the next
review, which will need to consider how or if further growth can
be accommodated at Exeter and how non-job related migration
pressures can be reconciled with the threat of additional
commuting in this particular HMA."
4.14 It is therefore extremely likely that there will be continued immigration
into East Devon for both economic and retirement reasons.
Recognising that the review of the RSS cannot now proceed to
completion the NLP represents the first opportunity to address this
matter. Since in-migration is likely to continue (and planning policy
cannot effectively address this long established trend) then inmigration will continue to place upward pressure on house prices. If
supply does not cater for this demand prices will rise further. The
demand will not abate, but if East Devon decides not to cater for
demand then this is, in effect, a policy to exacerbate trends in house
price rises (i.e. an induced inflation factor). The Council need to
express a clear view upon this matter. From the statements in the
public domain it appears that they wish to ameliorate house price
inflation (e.g. NLP draft strategy 25, page 119). There is little point
seeking to secure housing suitable for first times buyers if they are
simply unable to afford to purchase such properties. In effect, by
following a supply under provision, policy will make housing needs
become a self-fulfilling analysis (if prices fall this will increase the
number of persons able to meet their needs in the market whereas if
prices continue to rise at a rate faster that wage inflation then this will
ensure that each year more people are unable to meet their housing
needs in the market). Thus, increasing the requirement for affordable
housing and fuelling demands for increasing numbers of new homes to
be secured as affordable homes, thereby reducing scheme viability
further which will further dry up the supply of new homes and so on
until completion rates dry up completely. Only Government cash
intervention can prevent this happening (as occurred during 2010 with
the 'HCA market rescue package') however, this is unlikely to occur
over the residual plan period.
4.15 We therefore go on to consider how a realistic and deliverable
approach to meeting East Devon's housing needs might be
constructed. To do this we need to consider how the housebuilding
industry is able to respond to the NLP over the effective plan period.

____________________________________________________________________________________
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5.0

Viability and Deliverability

5.1

There have been enormous changes in recent years to the structure
and financing of the private house-building industry in England. In the
years prior to the onset of the recession/depression (which started in
late 2007 for the industry) there were several mergers between the
major house-building firms, in years when finance was easily available,
both for house-builders and house buyers. The 10 or so largest house
builders consolidated to about 6, reducing competition substantially.
In 2008 all of these major house-builders fell upon hard times, which
made virtually all of them insolvent or very close to it. The major
banks withdrew credit to them, and today all of them operate very
differently than before. They have significantly less capital (cash) to
invest in land for house-building, and will pay for only small tranches
at a time, usually enough for 50-100 houses, paying for further small
tranches only when they have sold the houses they have built. With
their experience of recent trading conditions the major house-builders
are wary of over-committing themselves financially, in future. This will
impact disproportionately on large sites.

5.2

The smaller house-builders are very largely unable to obtain credit.
Many have gone into liquidation in the last few years, others have
pulled out or cut back severely on house-building.

5.3

House-building rates at the height of the naughties bubble around
06/07, never reached the levels of Government policy of 250,000
dwelling/annum, but have fallen to less than half these levels since.

5.4

Fourthly mortgage finance has gone from overtly easy to extremely
tight, and this is currently limiting the take-up of new houses built.
This seems likely not to improve much for some years. House-builders
will hardly ever build a house before having purchaser, either a cash
purchaser or one with mortgage approved. After the experience of the
last 4 years it will be many, many years before this reluctance to take
chances in order to make faster returns to the industry.

5.5

The above 4 reasons combine to make it very likely that house
building rates will continue to be much slower than in the past.

5.6

Even prior to 2007 there were very few individual sites that managed
year-by-year to sell, i.e. to deliver, more than about 50 houses per
year. 20-30 per year appear to be the norm in this part of the country
since 2008.

____________________________________________________________________________________
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5.7

All of the above point to even lower levels of delivery than have been
achieved in recent history – and those levels have not been sufficient
to meet the needs of the population.

5.8

The approach in the NLP will compound these problems. A broader
dispersal to a greater number of smaller sites, at sustainable and
accessible settlements, would greatly enhance deliverability.
Viability of Emerging Development Proposals

5.9

Bearing in mind the marginal viability conditions that currently exist
(for example Cranbrook required in excess of £60 Million of public
sector grant funding to make the scheme sufficiently viable for a
commencement on site to occur, combined with a lowering of
environmental standards and of affordable housing requirements
compared to adopted policies) then we urge a realistic (rather than an
aspirational approach to development viability).

5.10 There are a number of policies promoted in the NLP that will negatively
impact upon viability. Those subject areas are:
Environmental performance standards
Increase in affordable housing policy requirements
Public Open Space requirements
Ecology Requirements
Sewerage Charging (policy EN18 is unnecessary)
Supporting young people
Life Time homes
Education Provision
Green Infrastructure
5.11 Also the Council have commenced work on the East Devon CIL
(common growth point with Exeter). We envisage that a CIL will be
proposed at circa 10K per unit (similar to the level currently being
consulted upon in Exeter). This is likely to lead to a more than
doubling of the effective rate of land taxation in East Devon, at a low
point in the cycle of development viability. In our view this tax hike is
likely to prove a further negative impact upon completion rates.
____________________________________________________________________________________
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5.12 We therefore conclude that, unless substantially amended house
building is East Devon is likely to be significantly less viable post
adoption of the NLP than it currently is, with serious consequences for
further deterioration of completion rates.

____________________________________________________________________________________
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6.0

The Consequences of Failure to Deliver

6.1

The RSS review EiP panel were, in our opinion, correct to highlight that
failure to provide for demand will result in increased housing stress.
This stress is manifest in the following ways:
induced house price inflation (pricing first time buyers out of the
housing market and ensuring that)
failure to meet identified housing need (and a consequential
increase in need for every year that house price inflation
exceeds wage inflation then more households can be expected
to fall within the definition of requiring affordable housing)

6.2

Due to the inability to meet affordable needs, and the requirement to
house families, an increase in rough sleeping etc.

6.3

We therefore consider each of these consequences in more detail
below.
House Price Inflation and Affordability

6.4

It is well documented that a lack of suitable supply for new homes
gives rise to problems in the affordability of housing (see paragraph
15, page 5, Review of Housing Supply, Kate Barker, March 2004)
which states that:
“….it is clear that there would be significant benefits from a higher
rate of housebuilding, and from the changes which aim to make the
market more responsive. Even in the case of the less ambitious
price trend, these benefits would include pricing an additional 5,000
new households each year into the market, and improving access
for the backlog of those presently priced out. There would also be
significant benefits as people would have access to housing which
better meets their aspirations.”

6.5

On a broad basis (i.e. average house prices) affordability within East
Devon has worsened more so that in both the South West region as a
whole and England over the period 1996/7 – 2009/10 [based on CLG
data] (see appendix 4).

6.6

This is an important trend that has been the subject of recent
research. The NHPU guidance on this matter has been considered at
section 4.0 of this report.

____________________________________________________________________________________
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6.7

When looking at entry level (lower quartile) housing the picture is even
worse (see appendix 5). Access to market housing for residents of
East Devon is a serious issue that needs to be urgently addressed.
Affordable Housing Provision

6.8

It is plain that, to date, EDDC have only managed to secure extremely
modest levels of affordable housing delivery. The SHMA 2007
identifies very poor performance over the period 02/03 to date. The
SHMA 2007 is consistent with the NHPU advice that, when it comes to
affordable housing policy, less is more i.e. policies requiring lower
levels of affordable housing tend to produce more new units than those
that seek higher levels (since they tend to only work on a lower
number of sites due to the inherent negative impacts upon viability of
potential schemes).

6.9

The recent increase in affordable housing completions in the year
2010/2011 is almost entirely due to the availability of the HCA ‘market
rescue’ package that enables RSL’s to acquire stock completed units
from developers. This scheme has now closed and there is no new
funding. Accordingly this increase should be seen as the ‘blip’ on the
trend and is product of a short term increase in state funding that is
unlikely to be repeated over the plan period.

6.10 The problems of both affordability and the supply of affordable housing
are both substantive and increasing. Therefore, it is important to
ensure that the projected requirements of the population are
realistically planned for.

____________________________________________________________________________________
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7.0

Analysis of the Proposed Spatial Vision

7.1

Bearing the above facts in mind the proposed spatial vision of the plan
is difficult to understand, as are the principles upon which this vision is
based.

7.2

If regard is paid to the EDDC SHLAA, and a realistic approach taken to
the likely delivery of completions from sites (both those commenced
and those not yet started), then it is clear that the proposed spatial
vision of the NLP cannot be delivered in a timely manner.

7.3

The following table sets out the components of the proposed spatial
vision over the period 2006-2026.
Proposed Spatial Vision
Settlement
or Site

Existing
Populati
on

Propose
d Units
20162026

Reqd
Rate
(p/a)

Exeter
Sub
HMA?

Notes

0

Likely
Comple
tions
20062016
400

Cranbrook

2,500 +
3,100

560

Y

Unachievab
le rate

Pinhoe
Blackhorse

0
0

0
0

450
600

45
60

Y
Y

Exmouth

36,000

873

690

69

Y

Honiton
Ottery St
Mary
Sidmouth
Seaton
Budleigh
Salterton
Axminster

12,000
5,000

212
65

450
400

45
40

N
Y

13,800
7,000
5,200

552
536
66

150
150
100

15
15
10

N
N
N

5,600

576

650

65

N

470

47

Y

Demanding
delivery
rate
Demanding
delivery
rate

Demanding
delivery
rate

Villages

____________________________________________________________________________________
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Total
7.4

84,600

3,280

310
9,710

31
-

N
-

The proposed spatial vision (2016-2026) actually proposes a
compounding of the non delivery problem (at the PUA) and promotes a
non-sustainable pattern of development over the rest of the district.
The NLP proposes:
A wholly unrealistic rate of development from a single site
(Cranbrook)
Levels of development that are simply not sustainable in the
locations proposed that are poorly served by public transport
and/or have a low level of jobs to serve the proposed population
increase

7.5

Current suggestions being made by David Lock Associates about
deliverability from Cranbrook are, bearing in mind the current and
projected economic situation, simply incredible and time will prove
these assumptions to be grossly over optimistic (by a factor of two to
three times what actual rates of delivery are likely to be).

7.6

Rather than continue to perpetuate a situation of lack of timely
delivery of development in East Devon to serve Exeter’s expansion,
and bearing in mind the long lead in times that are required to open up
large sites (assuming that they are even viable which is unlikely) then,
East Devon urgently needs a broader based solution that actually
brings forward a range of sites in sustainable locations to achieve
actual delivery over the period 2016 to 2026.

7.7

In summary the restricted ‘vision’ of the NLP will only ensure that
Exeter’s needs will continue to go largely unmet and that what
development does take place in East Devon will, to a significant
extent, be non-sustainable.

7.8

We therefore suggest that a robust sustainability analysis of the plan
area needs to be undertaken as a matter of urgency (one is not listed
in the Council’s evidence base). That analysis needs to carefully look
at:
The functioning of the Exeter Housing Market Sub Area
The existing provision of jobs across the district, and the likely
provision of new jobs over the period 2016 to 2026

____________________________________________________________________________________
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The availability of fast and frequent public transport linkage to
Exeter
The role of Exeter airport
Opportunities to improve the performance in sustainability
terms of existing key settlements
in order to reach robust conclusions.
7.9

If a sustainable vision were elaborated upon these principles then it
would look rather different to that proposed in the NLP which appears
to be little more than an amalgamation of views expressed by Parish
Councils and other community groups across the district.

7.10 Therefore, the next step is to consider the level of development that is
likely to be necessary to meet both need and demand across East
Devon over the period 2016 to 2026.

____________________________________________________________________________________
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8.0

Population Trends and the Appropriate Level of Housing to
Plan For over the period 2006-2026

8.1

There are two key drivers to housing requirements in East Devon.

8.2

Firstly, is the need to provide for the needs of the indigenous
population and in-migrants to the District over the plan period.
Secondly, is the need to accommodate for the housing growth of
Exeter that will not be met at Exeter. This section focuses on the
second of these requirements.
East Devon Housing

8.3

Appendix A (ii) to the RSS review set out a comparison of the draft
RSS level of housing provision and the housing required from the
DCLG 2003 household projections each council area within the Exeter
HMA.

8.4

The table below summarises the levels of growth considered for East
Devon

Document
/Location

Draft
RSS

2003
DLCG

Panel
Mods

SoS
Version

NLP

East Devon
(whole)
Of which
Cranbrook
AoS 4B
RoED

11,400

19,357

17,100

17,100

15,171

7,500
4,000
5,600

6,000
1,400
7771

6,000

Exeter
Elsewhere
in Exeter
JSA/4C

10,500
1,500

15,000
2,000

12,000

Awaited
(Teignbri
dge)

12,269

12,000

Tym
Report
2011

16,480

Assumptions: Tym Report – table 4.6, page 47 – assume 3,811
between 2006 – 2011 See para 4.28 and 4.29
8.5

As part of this plan review process EDDC have commissioned a District
wide ‘East Devon and Housing and Employment Study’, dated
December 2011.

8.6

The study considers population projection data and the housing
requirements of East Devon, net of the requirement to accommodate a

____________________________________________________________________________________
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proportion of Exeter's housing requirement (see paragraphs 4.28 and
4.29, page 47 of that study). The study identifies that:
"The ONS/CLG projections for East Devon provide trend-based
projections and, on this basis, East Devon should be planning
for an increase in resident population of around 20,100 between
2011 and 2026, with a household increase of 12,300;..."
8.7

It would have been helpful if the study had actually considered the NLP
plan period 2006 to 2026 rather than ignore the initial quarter (2006 2011) by starting at 2011 and considering a further quarter beyond
the end of the plan period (i.e. up to 2031).

8.8

It is notable that, assuming that the requirement over the period 2006
to 2011 equates to some 3,811 new homes, then the requirement over
the plan period equates to some 16,480 new homes (and this
requirement DOES NOT include making a contribution to meeting
Exeter's housing needs in East Devon). The NLP only proposes a total
of 15,000 dwellings, of which 7,500 are to meet Exeter's housing
needs and 7,500 to meet the housing requirement for East Devon
generally.

8.9

There are other relevant information sources to consider. ORS, on
behalf of EDDC and others carried out a SHMA in 2007. A detailed
assessment comprising a:
Main Report
Local Area Report
Technical Report

8.10 This study identified (see Local Area Report, figure 49, page 33) a 5
year requirement of 3,211 new dwellings (no 3% vacancy rate?).
8.11 ORS carried out an update of this report in 2011. That report
assessed the 5 year housing requirement in East Devon (Figure 12,
page 19) as 3,085 units.
8.12 Taking the lower of these 5 year requirement (to give EDDC the
benefit of any doubt here), then a 20 year requirement is likely to
equate to 12,340. At the higher level then the twenty year
requirement equates to 16,055, and the mid range 20 year figure is
14,197. The mid range figure is remarkably close to the figure
identified in the Tym (SHMA update report 16,480).
8.13 This finding is not unsurprising – indeed Devon County Council in their
Housing Provision in Devon, Technical Paper, August 2010, state that:
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“Meeting ‘needs’ in full in some areas would require a level of
provision far in excess of planned provision or of recent
experience of actual housing delivery.” (paragraph 6.1, page 4)
8.14 It therefore appears that the suggested range to plan for, based on
population projections, the suggested provision for East Devon ranges
equates to circa 16,000 new dwellings. But, it should be noted that
this requirement does NOT include the clearly defined policy role for
East Devon in accommodating Exeter’s housing requirements that
cannot be met in Exeter (see paragraph 4.31, page 47).
Population Trend Modelling
8.15 A common feature of the Chelmer model and other Housing Models is
that they project the change in the population between two dates by
calculating births, deaths, outward and inward migration based on
assumptions.
8.16 The Tym report looks at population projections looks at population
projections and ‘plays’ with assumptions (paragraphs 6.4-6.33, pages
57-65 inclusive). As Tym’s acknowledge not all of this modelling work
is realistic and it is, in our opinion, not a robust basis upon which to
plan for meeting needs. We therefore do not agree that this further
modelling work should be used for the basis of forward planning.
Exeter Housing
8.17 We now turn to consider the extent to which East Devon should meet
those housing needs of Exeter that cannot be met within the City
boundary over the plan period. To assist we now have the conclusions
of the Exeter Core Strategy Inspector. Despite Exeter City Council not
presenting to that examination any alternative data to counter the
levels of housing delivery proposed in the emerging RSS (15,000
dwellings) the Inspector accepted that 12,000 new dwellings within the
City boundary was an appropriate level of housing to plan for.
8.18 It is therefore plain that Exeter City Council are not going to plan for
meeting the level of housing need set out in the emerging RSS. This
will leave a shortfall of 3,000 dwellings when assessed against the
levels of delivery that the SoS had previously identified as being
required to meet housing need and demand.
8.19 It is also a matter of fact that Exeter City Council cannot demonstrate
a 5 year supply of deliverable housing land. This means that there
must be considerable doubt that even the lower levels that are shortly
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to be adopted as requirements for housing delivery will actually be
delivered in practice.
8.20 This means that it is all the more important that East Devon performs
its' role in meeting Exeter's housing needs that will not be met within
the City Council's administrative area.
8.21 The starting point is to be clear about what level of housing this is.
We take this provision to be the level of growth identified by the
emerging RSS of to be provided at Cranbrook and Area of Search 4B
(11,500 units)
8.22 Achieving this task unfortunately commences some way behind the
start line due to the failure to implement policy S1 of the saved EDLP
in a timely manner. Over the effective plan period there will be a
shortfall of some 2,500 units to be provided by 2026 that should have
been provided during the reflective plan period.
8.23 Therefore, an initial step it is important to make a realistic projection
of the likely number of completions that will be achieved (especially at
Cranbrook) over the plan period.
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9.0

Realistic Delivery Projections

9.1

The timeliness of delivery is a critical matter at the heart of
Government policy.

9.2

Breaking the plan period into four quarters (2006-2011, 2011-2016,
2016-2021, and 2021-2026) [as EDDC do at paragraph 6.12, page 32
of the plan] it is possible to analyse levels of housing delivery over
both the reflective plan period (2006 to 2016) and the effective
plan period (2016 to 2026) against actual and projected delivery
(measured by EDDC's own completions and SHLAA data).

9.3

In accordance with the views of the East Devon Council's SHLAA panel
(that we concur with) it is considered unlikely that completions will be
achieved on the sites at Pinhoe and North of Blackhorse in the period
up to 2016 at the earliest. It is theoretically possible that completions
can be achieved from either/both these sites over the period 2016 to
2026. Having regard to a realistic maximum annual completion rate of
75 units per annum from each site, if the full extent of potential
capacity is to be delivered over the plan period, then it is important
that an early grant of planning permission is made on the sites
Blackhorse site and the further (350 unit) Pinhoe site. If this does not
happen, and a subsequent commencement of development does not
take place in a timely manner (see appendix 1 for a model lead in time
to achieving completions) then it will be essential to release alternative
sites if overall housing delivery targets are to be met (it is unrealistic
to argue that you can just assume higher completion rates at
Cranbrook since individual housebuilding companies simply will seek to
limit their market risk to acceptable levels).

9.4

Set out below is a table that represents a realistic assessment of likely
delivery levels based on the proposals of 'Draft Strategy 2'
Realistic Spatial Vision

Settlement
or Site

Rate
(p/a)

Cranbrook

Existing Likely
Likely Units
Scale
Completions 2016-2026
2006-2016
0
400
2,500

250

Exeter
Sub
HMA?
Y

Pinhoe
Blackhorse

0
0

0
0

450
600

45
60

Y
Y

Exmouth
Honiton
Ottery St

36,000
12,000
5,000

873
212
65

690
450
400

69
45
40

Y
N
Y
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Mary
Sidmouth
Seaton
Budleigh
Salterton
Axminster

13,800
7,000
5,200

552
536
66

150
150
100

15
15
10

N
N
N

5,600

576

650

65

N

47
31

Y
N

3,280

470
310
6,920

Villages

Total

84,600

9.5

We therefore conclude that Cranbrook will deliver no more than 2,900
units by 2026.

9.6

That the site North of Blackhorse needs to be commenced expediently
if the identified number of units on that site are likely to be achieved
by 2026.

9.7

That the Pinhoe (Old Park Farm) site needs to be commenced
expediently if the identified number of units on that site are likely to be
achieved by 2026.

9.8

That the Pinhoe (Further) site needs to be commenced expediently if
the identified number of units on that site are likely to be achieved by
2026.

9.9

There are of course some huge assumptions incorporated within the
above estimates, both in relation to likely start dates and delivery
rates. No evidence has been provided in relation to the need for and
availability of infrastructure in a timely manner nor their impacts on
viability. Furthermore, there are a limited number of developers that
control all of these large sites, so again, this assumes that they do not
seek to control supply in one way or another.

9.10 We therefore conclude that in order to meet identified housing needs
additional sites need to be found that can contribute to meeting
housing needs in a sustainable manner, in the Exeter sub housing
market area.
9.11 Bearing in mind the lengthy inevitable lead in time to bring forward a
second new community then the only realistic option for achieving
additional delivery over the effective plan period is urban extensions to
a range of existing settlements (a second ‘new settlement’ proposal
would not be deliverable by 2026 whereas urban extensions would be).
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10.0 Role of Existing Market Towns in East Devon (meeting
indigenous demand) - Sub District Analysis
10.1 One would expect to see a spatial strategy underpinned by an analysis
of the sustainability of the different locational choices that are
available to the plan review. Whilst it is acknowledged that some
sustainability analysis was carried out at the issues and options stage
of the review that work was limited, in that it only considered the predetermined options put forward by EDDC, and it did not consider the
locational choices that have been suggested by objectors to the plan.
It is notable that the sustainability appraisal work does not appear to
have been revisited, and there is no evidence that the spatial strategy
of the NLP has been appropriately appraised. Analysis of the minutes
of the NLP working group papers leads to a conclusion that the process
has been dominated by EDDC seeking to reflect the wishes of
community groups that have expressed their views to that panel. This
is unlikely to produce logical or sustainable outcomes.
10.2 A crude measure of planning for needs and a good starting point (prior
to further refinement and sustainability testing) would be to plan to
allocate new housing growth as a proportional increase to the scale of
existing settlements. This could achieve a degree of sustainability by
virtue of ensuring community cohesion and supporting and sustaining
the existing pattern of local goods and service distribution but would
require further testing by EDDC.
10.3 Earlier in this report we set out an analysis of actual housing
completions against the policy provisions of the spatial vision of the
saved development plan. It is the case that the spatial vision of the
saved Development Plan was founded on the principle of urban
concentration in order to achieve a sustainable pattern of
development. Inspectors have supported the purity of this spatial
vision over and above the need to ensure the timely delivery of new
homes (see West Hill and Tipton St John appeal decisions). In our
opinion both are important and, bearing in mind both the lack of
delivery in a timely manner and the lack of delivery in accordance with
the spatial vision of the Development Plan to 2016 (the reflective plan
period) then this review provides an opportunity to:
redress the inappropriate levels of growth that have been
consented in some of the less sustainably located parts of the
East Devon by operating a policy of restraint on those areas
over the effective plan period,
allocate a higher level of growth to sustainable settlements in
the Exeter sub HMA than has currently been identified, and
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deal with the dilemma identified by the RSS review EiP Panel by,
planning sensibly and realistically for growth to take place in a
sustainable manner both to serve the needs of Exeter, and the
requirement for East Devon.
10.4 In our view, having regard to the evidence presented in this report,
this is only likely to be achieved via the allocation of a greater range of
sites within the Exeter sub housing market area. We therefore
highlight the following settlements that, in our opinion, are capable of
making sustainable contributions via proportional urban extension
proposals.
Exmouth
10.5 Exmouth is the largest town in East Devon and as such sufficient
development should be allocated to this important commercial and
residential centre to maintain and enhance its economic viability. The
key objective should be to create a balanced community to encourage
self containment, reduce out-commuting and provide people with the
opportunity to work close to where they live.
10.6 The Exmouth Master Plan should be examined closely as part of the
Local Plan process to establish that the Master Plan aspirations are
both viable and deliverable. There are concerns for example,
regarding redevelopment of Exmouth Rugby Club and environmental
issues (as yet unresolved) in relation to redevelopment on the edge of
the Exe Estuary – a RAMSAR site with associated European Habitat
Regulation impacts which have not been addressed.
Draft Strategy 17 – Development at Exmouth
1. New Homes – The proposal to build just 830 homes in Exmouth
(the largest town in East Devon) is too low a figure and will fail to
address the critical need for affordable housing in Exmouth.
2. Jobs – The opportunity should be taken to encourage mixed use
development to enable new high quality space to be facilitated by
residential development. This will encourage/improve delivery of
non employment provision.
3. Infrastructure – The completion of the Dinan Way Link to the
A376 must be established as a priority objective. Development on
the north and east side of Exmouth should be phased with delivery
of the link which will also require developer funding. Phasing of
development is important to avoid transport and traffic congestion
which will inevitably arise from traffic passing through the town.
____________________________________________________________________________________
D.Seaton
PCL Planning Ltd

26

Z:\Library\Local Government\East Devon\New EDLP\01-31 The New East Devon Local Plan Consultation
Comments.doc
____________________________________________________________________________________

Strategic Allocations
a) Goodmores Farm – It will be critical to phase delivery of this site
with construction of the Dinan Way Link to avoid major traffic
congestion on the Hulham Road both into Exmouth and leading up
to Woodbury Common/Woodbury road to Exeter. This route is
already very busy during peak hours.
The site itself is also very close to Woodbury Common and its
impact on the Common in relation to European Habitat Regulation
Assessment requirements will need to be fully tested.
b) Liverton Business Park Phases 2 and 3 – Employment land should
not be brought forward at this location until completion of the
Dinan Way Link. HGV traffic currently travels through residential
areas of the town and up the Salterton Road to access the Business
Park with associated environmental impacts.
Employment provision should be made on the north-west side of
Exmouth where it can be served by the A376 arterial route.
c) Littleham Valley - Currently being promoted as “Plumb Park” – This
site forms An open prominent feature in the landscape and has a
direct impact on the setting of the AONB (some 250 – 400 metres
south-east of the site) and from which it can be clearly seen (in
particular Maer Lane/Gore Lane and the coastal ridge).
Development at this location would be contrary to both local and
national planning policy.
The site has no obvious access points (the two identified Pankhurst Close and Buckingham Close on concept plans have not
been shown to be in the control at the landowners and as such it
has not been demonstrated that the site is deliverable).
Impact on the local highway and transport infrastructure will be
significant. The road network around the site is unsuitable and will
result in significant congestion at Littleham cross-roads and along
Douglas Avenue/Cranford Avenue with the potential to encourage
rat running through residential areas of the Avenues. The
Littleham Road is the only major access road to the Devon Cliffs
Holiday Park which is very substantial and attracts a very large
number of car borne visitors not just in the summer months but
year round. No evidence or consideration has been given to this
additional traffic loading in the vicinity of the site.
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In terms of other environmental issues the site is known to be in an
area of high archaeological interest. This has not been fully
assessed to establish the level of constraint this imposes on the site
and whether the site is actually developable.
The landowners of the site (an influential East Devon Estate) have
been proactively promoting the site as a new development named
“Plumb Park” and seeking to promote 350 new homes rather than
the 190 identified in the emerging plan. The suitability of this site
for any development has not been fully tested or demonstrated and
the site should not be granted permission for 190 units (or any
higher figures) in advance of the strategic allocation being fully
assessed and examined as part of the Local Plan overall to
thoroughly assess its suitability or otherwise. To do so would be
both prejudicial to the Plan process, premature and potentially
attract an application for judicial review.
Ottery
10.7 As one of the more significant settlements within the Exeter sub
housing market area we would support future development in Ottery
St Mary and in particular, the allocation of the land to the west of the
town (including the Island Farm, Barrack Road site).
10.8 Local opinion and the evidence for the need for growth in Ottery St
Mary appear to be broadly similar (unlike for other settlements in East
Devon). However, it remains important that the growth proposed in
the town is of a level that will help to sustain the existing facilities and
retail offer of the town, which is varied and needs higher support.
10.9 In respect of the proposed allocation of land to the west of the town it
is important that the draft policy is carefully drafted to ensure that
precise requirements such as infrastructure, community facilities and
education are properly defined and identified so that they are provided
in the most suitable location within the area to be allocated. The issue
in relation to school provision in particular, needs to be thoroughly
assessed. There are existing capacity issues at both the Kings School
and the primary school in Ottery St Mary which the plan is remarkably
silent on. Such provision will need to be made in suitable locations, on
land that is deliverable, given the significant growth that will be seen
over the plan period.
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Fention/Whimple
10.10 The NLP is fundamentally flawed in its approach to spatial distribution
as set out in Draft Strategy 22 (page 114). EDDC’s approach of
applying a standardised 5% increase to each settlement pays no
regard to the relative performance of each settlement in sustainability
terms. It needs to be recognised that not all villages are as
sustainable as each other. For example, villages such as Feniton and
Whimple that are within the Exeter sub housing market area and are
rail linked to Exeter should be allocated higher levels of growth (due to
their sustainable location) than settlements that are not so sustainably
located (i.e. isolated settlements such as Dunkerswell, with limited
facilities and limited connectivity to Exeter, in the east of the District).
10.11 Therefore, in our view, there is a need for a proper criteria based
sustainability appraisal to determine the capacity and suitability of
each settlement to accommodate development and the benefits which
may be accrued, in sustainability terms, due to increased development
(i.e. protecting and retaining existing levels of services, improved or
more balanced demographic profile and the viability of employment
etc). It is estimated by the RDA that a 10% level of growth is required
in order for settlements to ‘stand still’ in response to lower household
sizes.
10.12 In relation to Feniton it is recognised that the village is relatively small
with some 2,000 residents. However, given its level of services and
facilities, accessibility and connectivity to Exeter (via sustainable
modes of transport) and opportunities for further improvement to the
sustainability of the settlement, it outranks almost all of the other 41
settlements listed in Draft Strategy 22.
Honiton
10.13 Honiton is not located within the Exeter sub housing market area
however, the town is the second largest in East Devon and is
sustainably linked to Exeter via rail. Therefore, arguably Honiton
should have a much higher level of housing and employment provision
than those settlements which are not so sustainably located (i.e. those
outside of the Exeter housing market area that do not benefit from
sustainable transport modes to Exeter). Accordingly, growth in
Honiton would be supported.
10.14 There are concerns regarding the removal of the proposed housing
allocation to the west of Hayne Lane, Honiton. It appears that this
option has been rejected simply because the Town Council objected to
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it and without finding any alternatives to it. This is a fundamental
problem which needs to be addressed.
10.15 There are also questions regarding the deliverability of the
employment land proposed in Honiton (some of which has a restrictive
covenant on preventing any such development), which needs to be
resolved, as it is linked to and contingent upon the allocation of
housing land to the south.
10.16 There are also concerns regarding the allocation of the Ottery Moor
Lane site for re-development. This is a complex and successful
existing employment site in multi ownerships. EDDC must consider the
resultant displacement of jobs and employment land if this site were to
be allocated, as well the site’s deliverability.
Clyst St Mary
10.17 It is our view that with regard to smaller villages that there should be
a more flexible approach to allocating development. Smaller villages
which are more sustainably located in the Exeter sub housing market
area, such as Clyst St Mary (which is considered to be ‘at the PUA’)
should be given greater priority. This includes settlements such as
Ebford and Plymtree.
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11.0 Development Management Policies
11.1 The proposed Development Management Policies are, of course, an
intrinsic part of the New Local Plan (NLP) and their effectiveness will
have a fundamental bearing on the success and delivery of
development throughout the NLP Period.
11.2 The Development Management Policies cannot therefore be considered
in isolation from the NLP as they create the potential for conflict with
the strategic policies earlier in the NLP leaving questions of soundness
of the Plan as a whole.
11.3 Many of the Policies refer to the Proposals Map which has not yet been
produced and it is therefore difficult to contextualise and properly
respond to a number of the policies referred to below. For the NLP to
proceed the Proposals Map and Site Allocations DPD and CIL all need
to be progressed together.
11.4 Comments in relation to the proposed Development Management
policies are set out below:Policy S5 – Development in the Countryside – this policy
should be expanded to allow development permitted where it is in
accordance with any Neighbourhood Plan Policy as well.
Policy S6 – Development in Green Wedges – the NLP is flawed
in identifying areas of constraint by designating Green Wedges.
Paragraph 24 of PPS7 states that “criteria based policies in LDDs,
utilising tools such as landscape character assessment, should
provide sufficient protection for these areas without the need for
rigid local designations that may unduly restrict acceptable
sustainable development Paragraph 25 also refers. There is no
justification for the policy of Green Wedges. The Council have not
provided any evidence base to justify retaining this policy approach
and it should be deleted, as otherwise it will suppress much needed
development.
Policy D1 – Design and Local Distinctiveness – Para 3(e)
creates potential conflict within the Plan and should be removed.
Paragraph 5 is covered by national policy and in fact by other
policies in the NLP and should be removed on the basis that it is too
imprecise.
Policy D5 – Trees and Development Sites – the policy as
drafted is far too onerous and will create conflicts with the strategic
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policy and site allocations referred to elsewhere in the NLP.
should be redrafted accordingly.

It

The Council have failed to replicate Policy D10 (Reuse of Rural
Buildings outside Settlements) of the Adopted East Devon Local
Plan within these draft policies. This policy should be included in
the NLP.
Policy D10 – Locations without access to Natural Gas – this
policy may well be too onerously drafted. The words “where
reasonably practicable” should be inserted between “should” and
“be”.
Policy EN5 – Protection of Local Nature Reserves etc – this
policy appears to introduce the risk of conflict between National
Policy and Local Plan Policy and is therefore superfluous and should
be removed. If this advice is ignored the wording is not justified in
that it does suggest that at the whim of the LPA, refusal may result
even, if adequate compensatory habitat enhancement of creation is
offered
Policy EN7 – Nationally and Locally important Archaeological
sites – this policy appears to introduce the risk of conflict between
National Policy and Local Plan Policy and is therefore superfluous
and should be removed
Policy EN8 – Proposals affecting sites which may be
potentially of Archaeological importance – this policy appears
to introduce the risk of conflict between National Policy and Local
Plan Policy and is therefore superfluous and should be removed
Policy EN9 – Extension, Alteration or Change of use of
Buildings of Special Architectural and Historic Interest – this
policy appears to introduce the risk of conflict between National
Policy and Local Plan Policy and is therefore superfluous and should
be removed
Policy EN14 – Development on High Quality Agricultural
Land – It is not clear how this policy relates to proposed allocations
of land identified in the NLP or in relation to the identification of
future sites where no specific allocations are made eg at Honiton.
In such circumstances this policy appears to be much too onerously
drafted and risks introducing conflict between sustainable
development and protection of agricultural land.
Similarly in
relation to the production of Neighbourhood Plans this policy fails to
allow a reasonable balance between the most sustainable location
____________________________________________________________________________________
D.Seaton
PCL Planning Ltd

32

Z:\Library\Local Government\East Devon\New EDLP\01-31 The New East Devon Local Plan Consultation
Comments.doc
____________________________________________________________________________________

of sites and protection of agricultural land. The need to maintain
this balance is set out in paragraph 28 of PPS7.
The Town and Country Planning (Development Management
Procedure) Order (2010) only requires LPAs to consult DEFRA about
planning applications that involve the loss of 20 Ha or more of high
quality agricultural land as this scale of land take is considered as
having a potentially significant impact. This “threshold” should be
incorporated into the policy wording.
The wording is also unnecessarily restrictive, in that it unreasonable
precludes innovative works which might improve the quality of
other nearby land. For example top quality surplus topsoil and/or
subsoil, if the development proceeds, could be used to improve
adjacent land of lower quality, to compensate. These principles are
well established in contaminated land treatment.
Policy EN15 – Control of Pollution – in the preamble text there
is no reference to noise pollution or disturbance. The policy itself
refers to an “unacceptable” level of noise and/or vibration –
unacceptable to whom and what are the thresholds? This policy
needs to be much more precise in order to avoid disturbance to
environment, or residents or wildlife or other receptors.
Policy EN17 – Maintenance of Water Quality and Quantity –
this seems to be an unnecessary duplication of existing regulation
and guidance already set out at national level.
Policy EN20 – River and Coastal Flooding – again this is a
duplicate of PPS25 and/or the NPPF.
Policy EN21A – Surface Run Off Implications of New
Development – this is a duplicate and risks conflict with existing
requirements for Flood Risk Assessments set out in PPS25.
Policy H2 – Residential Land Allocation – the policy as drafted
illustrates the confused nature of the NLP and raises serious
questions about the soundness of the Plan. It is not clear whether
this is a further “call for sites” or what the Council are proposing in
relation to demonstrating delivery of non strategic allocations some
of which are very significant and very import (eg Honiton). The
Council needs to produce a clear strategy for the identification of
sites to meet the requirements of PPS3 ideally in association with
the production of the NLP but if necessary through a corresponding
Implementation Strategy setting out those deliverable sites for the
Plan Period.
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Policy H3 – Range and Mix of New Housing Development –
the policy as drafted would provide unnecessary and unreasonable
constraint to the delivery of a range and mix of housing across the
District meeting the needs of all sections of the community.
Policy H8 – Dwellings for Persons Employed in Agriculture or
Forestry – the words “and available” need to be inserted after the
word “suitable” in paragraph 5.
Policy H11 – Replacement of Existing Dwellings in the
Countryside – the preamble in paragraph 21.71 refers to
exceptional circumstances where it would be desirable to allow the
replacement dwelling to be replaced elsewhere within the site of
the existing dwelling or on the same landholding. The policy should
include reference to this by way of an exception test and set out
the criteria where such an exception would apply which should
include:









inadequate or inappropriate construction or configuration of
the existing building
inadequate or inappropriate setting or relationship with
neighbouring buildings or uses
the possible conflict with neighbouring uses
significant environmental benefits,
significant reductions in CO2 omissions and carbon footprint.
employment or economic advantages
environmental or economic benefits to the environment or
the holding as a whole
risk of flooding

Policy H12 – Sites for Gypsies or Travellers – this policy
represents a major deficiency in the NLP and raises serious
questions relating to soundness of the Plan.
There is no
strategic policy in relation to the provision of land for sites for
gypsies or travellers. There is only a cursory reference to such
matters at paragraph 16.33 which states that the need for the
period up to 2011 has been accommodated. No reference
however is made to the need throughout the Plan Period and
strategic policies need to be prepared to set out the required
number of pitches and the suitable locations for them. Any
pitches which are required should be located and delivered
through the major urban extensions and developments at the
West End where all of those services and facilities are planned
to be provided creating the most sustainable location for such
uses. These large scale sites are of sufficient scale to allow
suitable locations to be provided for such uses which will be
____________________________________________________________________________________
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accessible to services yet remote enough from immediate
neighbours to avoid conflicts or any sort. The Council will be
able to control the provision of land by way of Section 106
and/or CIL which will avoid the Council being placed on the back
foot and being confronted with applications for such uses on
inappropriate sites where Gypsy and Travellers have acquired
(and often occupied) land on a speculative basis Therefore
Policy H12 should be redrafted to say that planning permission
will only be granted within those Sites identified in the Draft
Strategy 6 (ie within the “West End”) and then various other
criterion based policies in relation to screening and landscaping
and regard to neighbouring properties etc could be incorporated.
There should be no further policy which in any way allows the
uncontrolled, sporadic distribution of gypsy and traveller sites
throughout the countryside in any other locations.
Policy E1 – Provision of Employment Land – please see
comments in relation to Policy H2 all of which apply here.
Policy EN7 – New Employment Provision in Association
with Residential Development – this policy seems to cut
across other strategic policies. It is not at all clear whether this
is supposed to relate to applications for development on
allocated sites or indeed whether the effect of this policy has
been properly considered in relation to viability appraisals.
In any event it is totally inappropriate to apply such a generic
and blanket policy to all residential developments of 10 units or
more.
Policy E9 – Agricultural Development and Succession
Housing – the words “available and” should be inserted after
the word “building” in paragraph 2. Also paragraph 3, tying all
existing dwellings on the farm, will act as a severe financial
deterrent to uptake of this policy.
Policy TO6 – Provision of Visitor Attractions – this policy in
the Adopted Local Plan has led to the uncontrolled expansion of
visitor attractions in particular at Crealy and needs to be
redrafted in order to provide for proper control. Crealy should
be defined on the Proposals Map and there should be a
presumption against any further development outside of the
existing Permitted Areas.
Any additional facilities within the
site should be considered against the criteria listed but clarity
should be added in order to ensure that facilities are properly
visitor attractions rather than peripheral or related activities
____________________________________________________________________________________
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which may be sought by the operator. For example recently
permitted Holiday Lodges and Camping Sites are not visitor
attractions. Further abuse of the policy should be curtailed.
The word “significant” should be removed from paragraph 5.
Policy RE2 – Open Space – Sports Facilities and Parks – as
drafted this would appear to allow large scale sports stadia,
entertainment venues and other potentially very large and
intrusive structures. If this is the intention then proper
protection in relation to no detrimental effect on the amenity of
nearby residents should also be incorporated.
Policy RE 4 – Allotments – This policy should have an element
which encourages the provision of new allotments. If EDDC are
not interested in operating new ones, the private sector might!
Policy RE5 – Recreation Facilities in the Countryside and
on the Coast – the policy should include a clarification that it is
not anticipated that any such facilities involve the construction
of any significant or large buildings or structures. If this is the
intention then proper protection in relation to no detrimental
effect on the amenity of nearby residents should also be
incorporated.
Policy TA7 – Adequacy of Road Network and Site Access –
this policy should be deleted as it introduces conflict with
national policy or NPPF.
Also with CIL imminent the last
sentence of point 1 and the whole of point 2 is totally
inappropriate.
LEX5 – Imperial Road Car Park/Bus Station/Estuary Car
Park Exmouth – The wording should be tightened to ensure
redevelopment includes all the provisos 1 – 8, e.g. by inclusion
of the words “only if all the following are included in the
scheme:-“. It is feared that, like Cranbrook, the essential
requirements will be watered down.

____________________________________________________________________________________
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12.0 Representations in relation to Part Three – Neighbourhood
Plans

12.1 The second paragraph demonstrates a fundamental misunderstanding
of the provisions in relation to neighbourhood planning set out in the
Localism Act. Neighbourhood Plans are not able to “choose to
supersede or overwrite all or any of the development management
policies”. Neighbourhood Plans must be consistent with the NLP but
can introduce development of a larger scale but not a smaller scale.
The NLP should anticipate this and allow for it.
12.2 As far as the Sustainability Appraisal and Appropriate Assessment of
Neighbourhood Plans is concerned, the legal obligation is to also
consider the impacts not just of any emerging Plan but also of
alternatives which must be properly assessed. When will this be done?
When will the information be available. When will the alternatives be
consulted upon?

____________________________________________________________________________________
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Appendix 1
Realistic Delivery Rates Table
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Appendix 2
Spatial Housing Distribution Plan
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Appendix 3
Ratio of lower quartile house prices to lower quartile earnings
from 1997 Plan
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Appendix 4
Average House Prices
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Appendix 5
Ratio of lower quartile house prices to lower quartile earnings
from 1997 (Graph)
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Appendix 1: Realistic Delivery Programme
Delivery Event

Timescale

Outline Consent granted

Start Date (SD)

Reserved Matters Application

SD + 6 months

Reserved Matters Consent granted

SD + 9 months

Discharge of conditions and development start

SD + 15 months

Off site and infrastructure works completed
and superstructure commencement

SD + 21 months

Superstructure completions start

SD + 24 months (2 years)

First 50 units completed

SD + 36 months (3 years)

Second 50 units completed

SD + 48 months (4 years)

Third 50 units completed

SD + 60 months (5 years)
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NEW LOCAL PLAN REPRESENTATIONS

Introduction

1.0

INTRODUCTION

1.1

This written evidence is submitted on behalf of Eagle One Ltd. The company owns and
controls land to the north and east of the Science Park at north of Blackhorse. It also
has land interests at Monkerton in Exeter. Eagle One maintains that that this would be
suitable for a sustainable mixed use development in accordance with the intentions of
the Regional Strategy Proposed Changes (2008) and the previous drafts of the East
Devon District Council (EDDC) Core Strategy.

1.2

In accordance with our client’s previous representations on the emerging EDDC Core
Strategy, Eagle One wishes to confirm their support for the allocation of land at North
of Blackhorse for a mixed use development. It was previously proposed that the land
could accommodate 2,200 new homes, but Eagle One now considers that a more
appropriate overall number is in the region of 1,800 new homes.

1.3

In these representations we will refer to the background to the identification of the land
for development and explain why it remains an appropriate solution to accommodate
much need housing for East Devon and Exeter.

1.4

These representations have focused on the draft Spatial Strategy and Development of
East Devon’s West End. We reserve the opportunity to comment later on other matters
included in the New Local Plan.
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2.0

SPATIAL

STRATEGY

Spatial Strategy

–

SCALE

AND

DISTRIBUTION

OF

DEVELOPMENT IN EAST DEVON
2.1

Following the RS EiP, the Proposed Changes to the RS (July 2008) proposed 17,100 new
homes in East Devon for the period 2006 and 2026. It also specifically identified that
4,000 homes should be provided at Area of Search 4B to the East of Exeter in East
Devon. RS Key Diagram Inset 4 (see below) shows an area extending up the east side
of the M5 from north of the Exeter-Waterloo railway line to south of Junction 30 and a
small area to the west of the M5 north of the railway.

2.2

EDDC proceeded with the Core Strategy more or less on the basis of the figures
contained in the RS Proposed Changes with provision for 16,400 new homes compared
to 17,100 in the RS.
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2.3

Spatial Strategy

EDDC is now progressing with the New Local Plan in recognition of the intended
abolition of the RSs and the new planning system recently confirmed by the Localism
Act. Nevertheless, the RS and its evidence base (which was tested at examination) is
still relevant.

2.4

There have been strong indications from the government that local planning authorities
need to be realistic when producing their Development Plans by using the most up to
date evidence to allow for an adequate level of housing to meet the requirements in
their area.

This is most recently emphasised by the draft National Planning Policy

Framework (paragraph 28).
2.5

Localism encourages local decision making based on a robust evidence base. It does not
mean ignoring wider sub-regional or regional components of growth planning for a
lower level of economic growth.

2.6

Appendix 1 of these representations provides a detailed technical note produced by
Barton Willmore on housing need in East Devon District.

The note assesses the draft

New East Devon Local Plan and Roger Tym and Partners Housing and Employment
Report (December 2011) with references to planning policy and current household
demographics.
2.7

The technical note demonstrates that the level of housing proposed by the RS is still
about right and the Council has provided no evidence to support the substantially lower
number of “around 15,000 new homes in the 2006 to 2026 period” (750 new homes per
annum) proposed by the new Local Plan.

2.8

The New Local Plan proposes a plan period of 2006 to 2026. It is currently estimated by
officers that the Local Plan will be adopted around late 2013 – early 2014.

This plan

period is therefore inadequate in terms of paragraph 53 of PPS3, which requires policies
and strategies for at least 15 years from the date of adoption.
2.9

Official DCLG household projections have projected household growth in the order of
800 to 950 households per annum for the periods 2006-2026 and 2011-2031 in East
Devon from the 2003 based series to the most recent 2008 based series.

The most

recent 2008 based series projects and increase of 16,000 (800 per annum) households
between 2006 and 2026 and 17,000 (850 per annum) between 2011 and 2031.
2.10

Since the publication of the Preferred Options Core Strategy, there have been
significant changes to the planning policy context for the emerging EDDC Local Plan.
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2.11

Spatial Strategy

Through the ministerial statement Planning for Growth and the draft National Planning
Policy Framework there have been clear signals from the Government on the need for
local authorities to facilitate appropriate levels of development for growth.

2.12

In addition, the Localism Act has introduced Section 110 which sets out a general duty
on local authorities to co-operate on strategic sustainable development when preparing
development plans. This is obviously relevant for East Devon in relation to Exeter City
which is so important for the success of the wider area.

It is important to note that

Section 112 of the Localism Act introduces the local planning authority’s compliance
with a duty to cooperate as a fundamental consideration for inspectors when examining
a development plan document.
2.13

The evidence for the Exeter City Core Strategy acknowledges that although there is a
need for in the region of 15,000 dwellings there was limited scope to meet all of the
need within the City’s administrative boundary. At examination is was agreed that the
housing figure in the Core Strategy would be “at least 12,000 dwellings” within the City
with an onus on co-operating with adjoining authorities to accommodate additional
dwellings beyond its administrative boundaries. The Core Strategy is due to be adopted
in February 2012.

2.14

The role of East Devon in relation to Exeter was recognised by the Inspector at the Core
Strategy examination and is reflected strongly by the proposed changes which will
reiterate the point throughout the Adopted Core Strategy. The proposed changes were
suggested by Eagle One and accepted by the inspector.

A copy of the proposed

changes is attached as Appendix 2 of these representations.

The proposed changes

include:
“Para 3.2: Addition of the following text at the end of the
paragraph (as a new paragraph): 'Exeter's strategic role
will be enhanced by new housing and employment close to
the city within the adjoining authorities. Significant new
development will occur within East Devon including a new
settlement and an urban extension to the east of Exeter.'
Para 4.6: At the end of Para 4.6 addition of text: 'but, the
City council supports the Regional Strategy's vision for
further
development
beyond
its
administrative
boundaries'
Para 4.13: The City council will support the proposals for
urban extensions to the east of Exeter as set out in the
draft East Devon Core Strategy. The Council will work with
East Devon District Council and others to encourage early
delivery of comprehensive mixed use urban extensions
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Spatial Strategy

crossing the administrative boundary of Exeter and East
Devon.”
2.15

EDDC have provided no evidence to support the reduced the level of housing proposed
compared to the RS and Preferred Options Core Strategy. The updated context that we
have set out above only further supports the credibility of the original strategy.

2.16

The work undertaken by Roger Tym and Partners is insufficient in itself to justify a
significant departure from the RS proposals and this highlights the dangers (in terms of
failure to meet housing needs and conflict with national policy) associated with
providing less than the dwellings target, and the fact that there may well be advantages
(or at least no danger) if a higher number of dwellings can be delivered.

2.17

The draft Local Plan and evidence does not include any detailed information on the
proposed phasing of the land for housing and the delivery of dwellings throughout the
plan period.

2.18

It is relevant to note EDDC’s position on 5 year housing land supply. EDDC’s Strategic
Housing Land Availability Assessment March 2011, indicates a supply of land for 2,177
dwellings over the next five years. This equates to 2.9 years supply compared to the
‘saved’ Devon Structure Plan target and 2.5 years supply compared to the target of the
Proposed Changes to the RS.

This highlights a real need for the delivery of a

substantial number of new homes for the District in the short term.
2.19

In preparing the draft New Local Plan the Council should also bear in mind the draft
National Planning Policy Framework which proposes that there should be a margin of
20% on top of the identified 5 year supply to allow for non-delivery.

2.20

Paragraphs 53 to 55 of PPS3 set out how local planning authorities should plan to
enable the continuous delivery of housing for at least 15 years.

Local planning

authorities should identify specific, deliverable sites to deliver housing in the first 5
years, identify a further supply of specific, developable sites for years 6-10 and, where
possible, for years 11-15. Where it is not possible to be specific for years 11-15 then
broad locations for future growth should be indicated. The current draft New Local Plan
does not meet these key tests.
2.21

As we have set out above, on the basis of the available evidence, we are concerned that
the new Local Plan does not make adequate provision for the delivery of new housing
for the District for at least 15 years from adoption and does not reflect the duty to
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Spatial Strategy

cooperate with Exeter City. Accordingly, it would appear that the draft Local Plan is
currently unsound as it is not in accordance with national policy and in particular PPS3
and the Localism Act.
2.22

To rectify the current failing, the New Local Plan needs to identify specific deliverable
and developable sites to meet the necessary housing trajectory, including in relation to
Exeter City. To help do this, there is no reason why the land North of Blackhorse
identified for 600 dwellings should not come forward now as the first phase of a wider
strategic allocation for some 1,800 dwellings.
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West End

3.0

DEVELOPMENT OF EAST DEVON’S WEST END

3.1

The proposal to develop land in the ‘West End’ of East Devon, including that North of
Blackhorse, is supported by a substantial existing evidence base and a significant
history of consultation on draft Development Plan Documents. It was also tested at the
Examination in Public (EiP) for the RS.

3.2

The proposals are also framed by the Government’s recognition of the Exeter and East
Devon New Growth Point in 2006, where the Exeter and East Devon came together as
local authority partners and have made a commitment to Strategic Developments with
the aim of helping Exeter and East Devon to meet its potential.

3.3

Most recently, the examination and proposed changes for the Exeter Core Strategy
confirmed the important role of East Devon in accommodating growth associated with
Exeter City.

The role of East Devon in relation to Exeter was recognised by the

Inspector at the Core Strategy examination and is reflected strongly by the proposed
changes which will reiterate the point throughout the Adopted Core Strategy. The
proposed changes include:
“Para 3.2: Addition of the following text at the end of the
paragraph (as a new paragraph): 'Exeter's strategic role
will be enhanced by new housing and employment close to
the city within the adjoining authorities. Significant new
development will occur within East Devon including a new
settlement and an urban extension to the east of Exeter.'
Para 4.6: At the end of Para 4.6 addition of text: 'but, the
City council supports the Regional Strategy's vision for
further
development
beyond
its
administrative
boundaries'
Para 4.13: The City council will support the proposals for
urban extensions to the east of Exeter as set out in the
draft East Devon Core Strategy. The Council will work with
East Devon District Council and others to encourage early
delivery of comprehensive mixed use urban extensions
crossing the administrative boundary of Exeter and East
Devon.”
3.4

The Preferred Options Core Strategy (Preferred Policy Approach – Draft CS9) referred to
the proposed major development of Land North of Blackhorse during the plan period to
provide 2,200 new homes, 9 hectares of employment land, community facilities and
associated infrastructure. Eagle One are now consider a total of in the region of 1,800
new homes to be appropriate in this location.
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3.5

West End

As part of the evidence base to support the Preferred Options Core Strategy EDDC
undertook a Sustainability Appraisal of the options.

This demonstrated that the

Preferred Policy Approach to develop land at the West End including land to the North
of Blackhorse is the most sustainable option.
3.6

We submit that the Land to the North of Blackhorse remains the most appropriate
location to deliver significant additional new homes in the plan period. With reference
to our representations on the Spatial Strategy, the Council will need to justify the
overall level of housing provision for the district and the other sites where it should be
located.

3.7

We consider that the proposals for Land North of Blackhorse can overall provide in the
region of 1,800 new homes. Initial indications are that about 7-8 hectares of additional
employment land can also be provided.

The development would include community

facilities for the residential development and Science Park, but which can also serve the
adjacent existing and proposed employment areas.
3.8

The Council’s revised strategy for delivering new housing for the district and in the
West End has placed a greater emphasis on development at Cranbrook. The proposed
allocation at Cranbrook and the number of dwellings expected to be delivered has been
dramatically increased and it is anticipated that build rates of up to or over 500 new
homes a year will be achieved (Draft Strategy 9).

We question how realistic this

completion rate is and would ask the Council to provide evidence to support its more
detailed trajectory when it is produced.
3.9

In contrast the New Local Plan has reduced the proposed allocation at Land North of
Blackhorse to 600 new homes, which would be provided in the 2021 to 2026 period
(Draft Strategy 10).

3.10

The Council has not produced a housing trajectory or phasing plan to demonstrate the
deliverability of adequate levels of housing through the plan period, including the earlier
stages.

However, the current shortfall in 5 year housing land supply and the initial

assumptions made on the delivery of housing from Cranbrook, suggests that there is the
need for at least the proposed allocation of Land North of Blackhorse to come forward
now.
3.11

The Land North of Blackhorse provides an ideal opportunity to deliver an additional
location for substantial residential development to assist with meeting the housing
trajectory for the District, including the shortfall in 5 year housing land supply.
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West End

need for housing is such that it can come forward with Cranbrook without prejudicing
its successful delivery.
3.12

Eagle One is currently preparing an outline planning application to deliver the first
phase of development at Land North of Blackhorse which if approved would deliver in
the region of 650 new homes, with employment and community facilities. The proposal
will be designed to be provided as a standalone development, but also so that it does
not prejudice a further allocation and development of the additional land.

3.13

The Land North of Blackhorse fits well into the development strategy for the West End,
of which the majority of development is already committed. The topography of the land
forms a bowl which would visually contain the development and provide a natural
boundary.

It

will

be

in

close

proximity

to

significant

committed

employment

opportunities at Exeter Science Park, Skypark and the Intermodal Freight Terminal as
well as Sowton and Exeter Business Park. It will also provide employment opportunities
of its own. The location of housing and community facilities adjacent to substantial and
varied employment areas will promote sustainable lifestyles by minimising the levels of
commuting.
3.14

Eagle One’s further comments on the advantages of a strategic approach to the land
North of Blackhorse and the benefits it can deliver in terms of sustainability and
infrastructure are included as Appendix 3 of these representations.

3.15

The lower overall housing figures in the New Local Plan places greater emphasis on the
identified sites to delivery the required housing trajectory. The pressure is enhanced by
the existing shortfall in housing supply. The Council has yet to produce a detailed and
considered housing trajectory to help test the feasibility of its strategy.

We are

concerned that the basis of the New Local Plan is unsound because it does not identify
sufficient specific “deliverable” sites.

This is exacerbated by its over reliance on the

major site Cranbrook and its failure to identify adequate land North of Blackhorse as a
credible complementary location to deliver the Core development Strategy.
3.16

Under these circumstances, the proposal to withhold the development of the land North
of Blackhorse is contrary to current planning policy and the direction of travel reflected
by the Ministerial Statement on Planning for Growth as well as the draft NPPF, which
suggest the need to bring forward development as soon as possible.
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3.17

West End

In accordance with our representations on the Spatial Strategy, the New Local Plan
currently fails to demonstrate an adequate supply of deliverable and developable sites
for a 15 year period from the proposed adoption.

Neither does it adequately set out

how the council has fulfilled its duty to cooperate in relation to Exeter City. The failure
of the council to identify sufficient land for housing is compounded by the apparent
reliance on Cranbrook. As such, the current New Local Plan would seem to be at great
risk of later being found unsound.
3.18

The implication of delays to the adoption of an up to date development plan is that the
district will have an extended period without a clear framework for determining planning
applications to meet the housing need. This would lead to the piecemeal development
of housing and infrastructure.

3.19

To help deliver an adequate supply of housing and complementary infrastructure, the
land North of Blackhorse identified for 600 dwellings should be brought forward now as
a first phase of a wider strategic allocation for in the region of 1,800 dwellings.
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Appendix 1

APPENDIX 1
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HOUSING NEEDS TECHNICAL NOTE : EAST DEVON DISTRICT
This Technical Note provides an up-to-date analysis of the housing requirements for the
District of East Devon in the context of the New East Devon Local Plan 2006-2026 –
Consultation Draft, published in December 2011.
The Note comprises an outline of the relevant National, Regional and Local Planning Policy
followed by a review of the methodology applied in reaching housing target set out in the
Local Plan.

1.0

PLANNING POLICY
NATIONAL PLANNING POLICY

1.1

Planning Policy Statement 1: (PPS1) refers to the Government’s aims for sustainable
economic development, which include a requirement for Local Planning Authorities to ensure
the provision of sufficient, good quality, new homes in suitable locations. PPS1 confirms that
the aim in respect of new housing should be to ensure that everyone has the opportunity of
a decent home, in sustainable locations that reduce the need to travel.

1.2

PPS3 refers to the Government’s aims for sustainable economic development, which includes
a requirement for Local Authorities to ensure the provision of a sufficient quantity of housing
taking into account need and demand, and seeking to improve choice, as well as housing
development in suitable locations with good access to jobs.

1.3

PPS3 states that Local Planning Authorities and Regional Planning Bodies, working together,
should take into account The Government’s latest published household projections and the
1
needs of the Regional economy, having regard to economic growth forecasts .

1.4

The ‘Planning for Growth’ statement of 23 rd March 2011 by the Minister of State for
Decentralisation (Rt. Hon. Greg Clark) sets out how the planning system has a key role to
play in rebuilding the Country’s economy, by ensuring that the sustainable development
needed to support economic growth is able to proceed as easily as possible. The statement
says that when deciding whether to grant planning permission, local planning authorities
should support enterprise and facilitate housing, economic and other forms of sustainable
development.

1

1

This requires local authorities to take into account the need to maintain a

Referenced in paragraph 33, page 12 of Planning Policy Statement 3: Housing, revised June 2011
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flexible and responsive supply of land for key sectors, including housing; and to consider the
range of likely economic, environmental and social benefits of proposals; including long term
or indirect benefits such as increased consumer choice, more viable communities and more
robust local economies.

The statement continues by saying that Local Authorities should

make every effort to identify and meet the housing, business and other development needs
of their areas, and respond positively to wider opportunities for growth, taking full account of
relevant economic signals such as land prices. 2
1.5

In 2011 the Draft National Planning Policy Framework (DNPPF) was published for
consultation. One of the key objectives in respect of housing is to increase supply. The
DNPPF specifically states that the Strategic Housing Market Assessment (SHMA) should
identify the scale and mix of housing required which ‘meets the household and population

projections, taking account of migration and demographic change’ . 3
1.6

This has been reinforced by Baroness Hanham (The Parliamentary Under-Secretary of State,
Department for Communities and Local Government) on 25 th October 2011 who stated that:
‘When assessing their housing requirements in future years as part of a
strategic housing market assessment, authorities should use the most
recently released sub-national population projections (published by the
Office for National Statistics) and household projections (published by
the Department for Communities and Local Government). 4

1.7

Laying The Foundations: A Housing Strategy for England was published on the 21st November
2011, and sets out the Coalition Governments strategy to unlock the housing market and
increase the level of house building within Britain. The Strategy aims to help develop local
economies and create jobs by unblocking the housing market. It describes a lack of growth
within the housing market has resulted in economic opportunities being neglected. The
Strategy concludes that a ‘lower housing supply means lower growth and fewer jobs - and

this lack of job opportunities is itself a failure to support social mobility’ 5.
1.8

It is clearly stated within the Strategy that ‘housing is inextricably linked to the wider health

of the economy’ 6, and that recent economic circumstances have put increased pressure on
the need to ‘lay the foundations for stronger growth and stability in the future’ 7. It is clearly
described within the Strategy that without growth in the housing market ‘economic recovery

2
3
4
5
6
7

2

Referenced in ‘Planning for Growth’, Communities and Local Government, 23 r d March 2011
Draft National Planning Policy Framework, Communities and Local Government, 25 t h July 2011
House of Lords Written Answers, 25 t h October 2011
Paragraph 4, page 2, Laying the Foundations: A housing Strategy for England, 21 s t November 2011
Paragraph 4, Executive Summary, Laying the Foundations: A housing Strategy for England, 21 st November 2011
Paragraph 10, Executive Summary, Laying the Foundations: A housing Strategy for England, 21 st November 2011
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will take longer than it needs to’ 8. It argues that a more responsive housing market ‘can play
a major role in delivering economic growth’ 9.
1.9

The dependence of economic growth on house building is clearly emphasised throughout the
Strategy. Housing has a direct impact on economic growth, producing 3% of the GDP over
the last decade. The Strategy conveys the importance of the housing industry as a direct
supplier of jobs. It states that each year two new jobs are created from each new dwelling
built, and that every £1 million of new house building output supports 12 net jobs a year.
REGIONAL PLANNING POLICY

1.10

Regional Strategies (RS’) have been revoked and subsequently reinstated since the Coalition
Government came to office in May 2010. The Government has made it clear that they intend
to abolish RS’. However at the present time Local Authorities must continue to acknowledge
the RS when devising housing targets and additional policy, as well as when determining
planning applications.

1.11

The Draft Regional Strategy for the South West was published in June 2006, with the
Examination in Public Panel Report published in December 2007.

The housing targets for

both documents were informed by the 2003-Based DCLG household projections. 10
1.12

The Draft RS set a housing target of 11,400 new dwellings (570 new dwellings per annum)
between 2006-2026.

The Draft RSS Panel Report subsequently increased this target by

5,700 new dwellings to 17,100 new dwellings (855 new dwellings per annum) between
2006-2026.
LOCAL PLANNING POLICY
The New East Devon Local Plan: Consultation Draft 2006-2026
1.13

The New East Devon Local Plan (NEDLP) plans for the period of 2006-2026 and is currently at
the consultation draft stage, with adoption targeted for Autumn 2013.

1.14

Draft Strategy 1 of the NEDLP sets out the ‘Overall Spatial Strategy for Development in East
Devon’ over the Plan period as follows:

8

Paragraph 11, Executive Summary, Laying the Foundations: A housing Strategy for England, 21 st November 2011
Referenced in paragraph 5, page 2, Laying the Foundations: A housing Strategy for England, 21 s t November 2011
10
Paragraph 2.20, page 27, Draft RS Examination in Public Panel Report, December 2007.
9
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‘Planned provision (including existing commitments) will be made in
East Devon for around:
1. Around 15,000 new homes in the 2006 to 2026 period ; and
2. Development on around 180 hectares of land for employment
purposes of which 106 hectares is already available/committed to
development (including 65 Hectares at the West End) and 74 hectares
will come forward through additional allocations (20 hectares of which
will be at the West End).’ 11
1.15

As Draft Strategy 1 sets out above, 15,000 new dwellings are proposed over the Plan period,
equating to 750 new dwellings per annum. However the wording of the policy suggests that
this figure may be increased.
Roger Tym & Partners: East Devon Housing and Employment Study: Final Report –
December 2011

1.16

Published by Roger Tym & partners, the purpose of this study was to provide high level
testing of need and demand for housing and employment development that will guide
employment land policy and site allocations appropriate to the East Devon Core Strategy and
other strategic development initiatives in the District. The study seeks to provide a coherent
analysis of housing and employment land requirements which are consistent with established
economic aspirations and strategy for the District and its settlements.

1.17

Based on the most recent 2008-based CLG projections, the report concludes that with CLG’s
assumptions on household formations, and a standard 3% assumption for vacancies in
housing stock, an additional 16,900 houses will be required in East Devon between 20112031. This equates to provision of 845 new dwellings per annum. For the remaining 15
years of the NEDLP period (2011-2026), a total of 12,669 new dwellings would be required
at the same annual rate.

1.18

In addition to analysis of the CLG projections, the Housing and Employment study includes
two scenarios for housing growth; Zero net-migration (ZNM) and Low-migration (LM).

The

ZNM scenario is considered to be unrealistic in the context of the net-inmigration
experienced in East Devon over the past decade (a minimum of 400 people in 2008/9 and a
maximum of 2,900 people in 2003/4) and its results are not considered appropriate for
determining housing demand in East Devon over the Plan period.

11

4

Page 29, The New East Devon Local Plan: Consultation Draft 2006-2026, December 2011
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1.19

The LM scenario assumes net-inmigration of 1,600 people per annum between 2001-2010
based on the average figure experienced in East Devon over this period. The Roger Tym &
Partners projection concludes that on this basis 10,800 new dwellings (540 dwellings per
annum) would be required. However this assumes that there will be no increase in the netinmigration average of 1,600 per annum between 2011-2031, despite ONS projections to the
contrary (a minimum of 2,000 people per annum between 2011-2031). This scenario would
also result in 10,233 new jobs over the period of 2011-2031. 12
Exeter City Council: Core Strategy submission document and EiP

1.20

The Exeter City Council Core Strategy is proposed to be adopted in February 2012 following
the decision of the Planning Inspectorate to find it ‘sound’ after its Examination in Public in
2011.

1.21

The Draft RS (June 2006) initially proposed the provision of 11,000 new dwellings (550 new
dwellings per annum) between 2006-2026, which was increased to 12,000 new dwellings
(600 new dwellings per annum) at the Draft RS Examination in Public in December 2007.
The Exeter Core Strategy submission document acknowledges that this figure was to be
increased to 15,000 new dwellings (750 new dwellings per annum) by the Secretary of
State. 13 This increase was to provide more alignment between job and housing provision.

1.22

Despite the proposed increase to 15,000 new dwellings, the Exeter Core Strategy submission
document proposed the provision of

‘approximately 12,000’ new dwellings as 12,000 was

considered to be the maximum number possible in capacity terms within the adminisitrative
boundaries of Exeter. This is acknowledged in the Core Strategy submission document 14 and
the Inspector’s final report into the Exeter Core Strategy. 15
1.23

In this context the wording of policy CP1 and CP3 was recommended to be changed to ‘at
least 12,000 dwellings’. 16
document

of

Exeter

City

This is is acknowledged in the ‘proposed significant changes’
Council 17

and

comes

in

response

to

Barton

Willmore’s

representations in respect of policy CP1 to assist in supporting increased numbers in East
Devon to assist in meeting Exeter’s requirement.

12

Table 6.5, page 66, East Devon Housing and Employment Study: Final Report, Roger Tym & Partners, December 2011
Paragraph 4.2, page 17, Exeter Core Strategy Submission Document, February 2011
Paragraph 4.3, page 17, Exeter Core Strategy Submission Document, February 2011
15
pages 5-6, Report on the Examination of Exeter Core Strategy, The Planning Inspectorate, 22 n d November 2011
16
Paragraph 16, page 6, Report on the Examination of Exeter Core Strategy, The Planning Inspectorate, 22 nd November
2011
17
Pages 2-3, Exeter Core Strategy: Proposed significant changes, September 2011
13
14
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2.0

HOUSEHOLD DEMOGRAPHICS
CENTRAL GOVERNMENT HOUSEHOLD AND POPULATION PROJECTIONS

ONS Population Projections
2.1

Official ONS projections have estimated population growth in the order of 1,225-1,630
people a year between 2006–2026 and 2011-2031 for East Devon, from the 2006-based
series to the most recent 2008-based series, the latter of which was published in 2010 (see
Table 2.1).

Table 2.1 ONS Population Estimates and Projections for East Devon
1991

2001

2006

2011

2016

2021

2026

2031

20062026

20112031

2008-based

117,700

125,700

131,500

136,600

142,800

149,700

156,700

163,100

25,200

26,500

2006-based

117,700

125,700

131,100

138,200

145,800

154,200

162,900

170,800

31,800

32,600

2004-based
(revised)

117,700

125,700

131,700

138,300

144,600

151,300

157,900

-

26,200

-

2003-based

117,700

125,700

130,300

136,400

142,400

148,600

154,800

-

24,500

-

Source: Office for National Statistics (rounded to nearest hundred)

DCLG Household Projections
2.2

Official DCLG household projections have projected household growth in the order of 800 to
950 households per annum for the periods 2006–2026 and 2011–2031 within East Devon,
from the 2003-based series to the most recent 2008-based series. The most recent 2008based series projects an increase of 16,000 (800 per annum) households between 2006 and
2026 and, 17,000 (850 per annum) between 2011 and 2031.

Table 2.2: DCLG Household Estimates and Projections for East Devon
Base Year
1991
2001
2006
2011
2016
2021
2026

2031

20062026

20112031

2008-based

50,000

55,000

58,000

61,000

65,000

69,000

74,000

78,000

16,000

17,000

2006-based
2004-based
(revised)

50,000

55,000

58,000

62,000

66,000

71,000

77,000

81,000

19,000

19,000

50,000

55,000

58,000

63,000

67,000

72,000

77,000

-

19,000

-

2003-based

50,000

55,000

58,000

62,000

67,000

71,000

76,000

-

18,000

-

Source: Department of Communities and Local Government (rounded to nearest thousand)
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ONS Estimates of Net Migration
2.3

Net–migration is one of the key inputs of population change within East Devon. The most
recent levels of net-migration are shown in Table 2.3.

They show that over the long-term

period of 2000-2010 net in-migration has been approximately 1,600 per annum. The shortterm period of 2005-2010 demonstrates a slightly lower average net in-migration level of
1,200 per annum. In 2003-2004 net in-migration reached a peak of 2,900 per annum, and
has exceeded 900 people per annum in nine of the past 10 years. Following decline in
2008/09 there has been significant increase in the last year (2009/10) to 900 per annum.
Table 2.3 ONS Estimates of Net Migration and Other Change; East Devon

Net
Migration

2000
2001

2001
2002

2002
2003

2003
2004

2004
2005

2005
2006

2006
2007

2007
2008

2008
2009

2009
2010

1,700

1,800

1,500

2,900

2,300

1,800

1,900

1,100

400

900

Annual
Average
2000
20052010
2010
1,200

1,600

Source: ONS

ONS Projections of Net Migration
2.4

The ONS population projections rely on migration projections which are calculated in a
complex fashion using migration propensities by age and from one area to another.

The

results of that complex process are shown in Table 2.4 for projected levels of net migration.
The most recent 2008-based projections indicate that annual net in-migration is expected to
remain consistent at 2,000 people per annum between 2009-2018, increasing to 2,200 per
annum over the period 2019-2028.
Table 2.4 ONS Migration Estimates and Projections for East Devon, per annum
2004-06 pa

2009-13 pa

2014-18 pa

2019-23 pa

2008-based

-

2,000

2,000

2,200

2024-28
pa
2,200

2006-based

-

2,200

2,200

2,400

2,500

2004-based (revised)

2,200

2,200

2,200

2,300

2,300

2003-based

2,000

2,100

2,200

2,300

2,300

Source: ONS (rounded to nearest hundred)
Note: Migration per annum within the range of years indicated (specific year differs by base year of projection)
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3.0

CONCLUSION

3.1

This housing technical note has summarised the policy background and its evidence base in
the context of Central Government population and household projections for the District of
East Devon. The relationship with Exeter City Council and their housing target has also been
summarised.

3.2

The housing target of the New East Devon Local Plan (NEDLP) is for ‘around 15,000’ over
the Plan period of 2006-2026 (750 new dwellings per annum 2006-2026). This figure falls
below the latest 2008-based CLG projection of 867 dwellings per annum between the
remainder of the Plan period (2011-2026), or 850 new dwellings per annum over the period
of 2011-2031.

3.3

The NEDLP target therefore represents a significant deficit of 13% (2011-2026) or 12%
(2011-2031) from the latest CLG household projections.

3.4

The Regional Strategy for the South West remains part of the Development Plan, and the
Panel Report of December 2007 set a target of 855 dwellings per annum, which is broadly
consistent with the CLG projections as set out above.

3.5

The Tym & Partner’s Housing and Employment Land report for East Devon was published in
December 2011 and provides independent housing projections for the Plan period (20062026) and the period of 2011-2031.

The report includes a zero-net migration projection

scenario, which is considered wholly inadequate in the context of the significant netinmigration experienced in the District between 2000-2010 (ranging from 400 – 2,900 per
annum).
3.7

A second scenario set out in the Tym & Partner’s report assumes net-inmigration of 1,600
people per annum. According to Tym & Partner’s this would result in housing growth of 540
new dwellings per annum over the period of 2011-2031.

However this would result in

population growth of 15,900 people between 2011-2031, a significant deficit of -10,600
people (-40%) from the ONS population projection for the same period. In addition the ONS
projections are for net-inmigration of 2,000-2,200 people per annum between 2011-2028.
For these reasons it is not considered to be a robust base for setting housing targets.

In

addition to this the Tym & Partner’s report states the following:

9
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‘these figures do not include any adjustments for what the Council
strategy may be for delivering housing to meet the overspill from
Exeter City in support of the wider Exeter and East Devon New Growth
Point aspirations.’ 18
3.8

The zero net-migration and low migration scenarios of Tym & Partners are therefore policyneutral and do not take into account the economic growth aspirations of East Devon District
Council which are represented most notably by the Exeter and East Devon Growth Point, or
overspill from Exeter due to capacity issues. The NEDLP acknowledges the level of growth
which may result in East Devon as follows:
‘This area is poised to deliver unprecedented levels of growth over the
next twenty years and could attract over a billion pounds worth of
investment.’ 19

3.9

The Tym & Partner’s report also sets a housing requirement of 845 new dwellings per annum
between 2011-2031 or 2011-2026 based on the CLG 2008-based household projections and a
standard vacancy rate of 3% in the provision of planned housing stock.

This scenario is

broadly consistent with the housing target of the latest CLG projections and the Draft RS
Panel Report.
3.10

In addition to the level of need within East Devon, the need for 15,000 new dwellings in
Exeter City’s administrative area (set out in the Secretary of State’s proposed changes to the
RS for the South West) is not reflected in the Core Strategy for Exeter, which only targets ‘at
least 12,000’ new dwellings over the Plan period due to capacity issues. It is considered that
the deficit of 3,000 dwellings could in part be accommodated within East Devon District.
Way Forward

3.11

In the context of National Planning Policy in PPS3, the Draft NPPF, and ‘Planning for Growth’,
consideration of the latest population, household, and migration projections should be taken
into account when setting housing targets.

3.12

The latest ONS population and migration, and CLG household projections suggest that the
New East Devon Local Plan Consultation Draft housing target of ‘around’ 750 new dwellings
per annum is inadequate and should be increased. This is enhanced by the economic growth
aspirations within East Devon illustrated most obviously by the Exeter and East Devon growth
point, which plans for ‘unprecedented’ levels of growth over the next 20 years.

18

Paragraph 8.12, page 85, East Devon Housing and Employment Study: Final Report, Roger Tym & Partners, December
2011
Paragraph 7.1, page 40, New East Devon Local Plan Consultation Draft 2006-2026, December 2011

19
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3.13

It is therefore considered that the current NEDLP consultation draft housing target of 750
new dwellings per annum should be increased to at least 850 new dwellings per annum in
line with the CLG projections. Given the economic aspirations for the District it is considered
that this figure may require increasing, pending the results of technical work in this regard.
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APPENDIX 2

17731/A5/JP/JMM

-13-

January 2012

Proposed Significant Changes

Exeter Core Strategy – Local Development Framework

Proposed Significant Changes (September 2011)
Change Paragraph
Number Reference
1
Para 2.6

Page
No.
6

Amendment

Reason for Change

2

Para 3.2 The
Vision

3

Further SA
work needed?
NO

Add to final sentence 'With respect to the Exeter SSCT the
strategy is to focus development within and adjacent to, the urban
area and to ensure that population and workforce growth is
commensurate with economic activity and growth in jobs and
reducing commuting.'

In response to the
inspector (at EiP)
requesting that ECC say
more about SSCT status.

13

Addition of the following text at the end of the paragraph (as a new
paragraph): 'Exeter's strategic role will be enhanced by new
housing and employment close to the city within the adjoining
authorities. Significant new development will occur within East
Devon including a new settlement and an urban extension to the
east of Exeter.'

In response to the
inspector (at EiP) and
representations
(particularly those made
by Eagle One Ltd)

NO

Para 3.8
Objectives

14

Addition of the following text to the end of the second bullet point
in objective 1: 'supporting the delivery of new housing and
employment in East Devon and Teignbridge including a new
settlement and an urban extension to the east of Exeter'

In response to Eagle One
suggested agreed
changes

NO

4

Para 4.1

17

Add more on the status of the regional strategy. Amend sentence
to read: 'Levels of growth are informed by those set out in the
Regional Strategy evidence base and by what the City Council feel
can be accommodated within the environmental limits of the City.'

In response to the
inspector (at EiP)

NO

5

Para 4.6

18

At the end of Para 4.6 addition of text: 'but, the City council
supports the Regional Strategy's vision for further development
beyond its administrative boundaries'

In response to Eagle One
agreed changes

NO

6

Para 4.9

19

At the end of Para 4.9 addition of text: 'The City Council will work
with neighbouring authorities and other stakeholders and seek to
maximise the scale of sustainable growth at Exeter in accordance
with the government's Pro-Growth agenda'

In response to Eagle One
agreed changes

NO

1

Proposed Significant Changes
Change Paragraph
Number Reference
7
Para 4.11

Page
No.
19

8

Para 4.13

9

10

Exeter Core Strategy – Local Development Framework
Amendment

Reason for Change

Further SA
work needed?
NO

After the second bullet point of Para 4.11 (after 'available;') add
'Development to the east of Exeter should extend beyond the city's
administrative boundary and the City Council will work with all
stakeholders to support joint working to achieve this'

In response to Eagle One
agreed changes

20

After Para 4.13 addition of text: 'The City council will support the
proposals for urban extensions to the east of Exeter as set out in
the draft East Devon Core Strategy. The Council will work with
East Devon District Council and others to encourage early delivery
of comprehensive mixed use urban extensions crossing the
administrative boundary of Exeter and East Devon.'

In response to Eagle One
agreed changes

NO

Policy CP1:
The Spatial
Approach

20

Replace "approximately 12,000 dwellings" with "at least 12,000
dwellings" in the second bullet point.

In response to
representation 014AA

NO

Policy CP1:
The Spatial
Approach

20

Amend the following parts of the policy: 'Proposals are based on:
(i) around 4,800 4,900 dwellings and around 20 hectares of
employment land that are completed or have planning permission;
(ii) promoting the City Centre as the sustainable heart of the City to
include provision for: up to 30,000 square metres office floorspace
on around 1.5 hectares of land, about 300 200 dwellings, and
around 3,000 sq metres net retail convenience floorspace and up
to 37,000 sq metres net retail comparison floorspace. (vi) bringing
forward development in the rest of the City to accommodate
around 2,000 1,800 dwellings.'

In response to the
inspector (at EiP)

NO

2

Proposed Significant Changes
Change Paragraph
Number Reference
11
Policy CP2:
Employment

Page
No.
27

12

Policy CP3:
Housing

30

13

Para 6.14

14

15

Exeter Core Strategy – Local Development Framework
Amendment

Reason for Change

Further SA
work needed?
The change in
policy text
reinforces SA
Objective 20:
To encourage
and
accommodate
both indigenous
and inward
investment.

Addition of text to policy CP2 after final bullet point: 'The release of
employment allocations for other uses will only be acceptable
where it can be demonstrated that development for an alternative
use represents an opportunity that would create significant
economic benefits for the city and the Travel to Work Area' (new
paragraph) 'The established employment areas at Southernhay,
Matford, Marsh Barton, Pinhoe, Sowton, Exeter Business Park,
Pynes Hill and Peninsula Park will be retained in employment use
except where their loss would not cause harm to business or
employment opportunities or where there are unacceptable
amenity impacts for local residents' (new paragraph) Elsewhere,
an alternative use may be acceptable where it is demonstrated
that employment use is not viable or needed to meet current long
term needs or where there are unacceptable amenity impacts for
local residents.
Update Policy CP3 with the latest figures (using the most recent
SHLAA). Policy to read: 'The development of at least 12,000
dwellings is proposed as follows: Completions 2006-2011: 2,687,
Planning Permissions: 2,224, Permissions subject to S106
agreement: 26, Identified sites within the urban area: 977,
Regeneration Areas: 1,048, Newcourt: 2300, Monkerton/Hill
Barton: 2500, Alphington: 500, Total = 12,262'

In response to proposed
changes from Bell
Cornwell and Pratt Group

To reflect most up to date
position

NO

30

Amend to read 'The housing trajectory, based on the 2010 SHLAA
findings, and guidance on monitoring and management of housing
delivery, is set out in section 13.'

To add clarification

NO

Para 6.14

30

Addition of text at the end: 'The Council will adopt a Development
Management Policy Statement to seek to maximise the delivery of
housing land'

In response to the
inspector (at EiP)

NO

Para 6.30

35

Addition of 'or contributions' after both references to the word
‘provision’ (the final and second to last sentence of the paragraph)

In response to
representations

NO

3

Proposed Significant Changes
Change Paragraph
Number Reference
16
Para 6.32

Page
No.
35

17

36

Policy CP7:
Affordable
Housing

Exeter Core Strategy – Local Development Framework
Amendment

Reason for Change

Amend paragraph to: 'The HMA suggests that 31% of households
seeking affordable housing in Exeter have an income that should
enable them to access intermediate and some affordable rented
housing. In general, affordable rented and intermediate housing
requires fewer less subsidy subsidies to be provided by the
developer or from other sources than social rented housing.
However, people who can only afford social rented housing
generally have the greatest current housing problems and, by
definition, have very limited choice as to how to resolve them. It is
considered, therefore, that the priority should continue to be
focussed on those in greatest need. and a requirement that 70% of
affordable housng should be for social rent is appropriate. The
council recognise that in some circumstances however the
provision of 70% social rented may not be viable and subject to
'open book discussions' on viability the local authority may accept
the provision of affordable rent units let so far as possible at social
rental levels. The remaining balance should be provided as
intermediate affordable housing. (new paragraph) The above is
deemed appropriate to encourage mixed communities, maintain
housing choice, prevent homelessness and benefit dependence
and assist the Council to meet its statutory responsibilities towards
people on the Housing Register.'
Amend policy to read: CP7: 'On sites capable of providing 3 or
more additional dwellings (irrespective of the number of dwellings
proposed) 35% of the total housing provision should be made
available as affordable housing for households whose housing
needs are not met by the market. At least 70% of the affordable
housing should comprise be provided as social rented housing.
The overall percentage of affordable housing and the tenure split
will be subject to considerations of viability and feasibility. Where it
is not possible for viability reasons to provide the full requirement
of social rented housing affordable rent provision would be
considered let as far as possible at social rented levels. with The
remaining balance provided of the affordable housing should be
delivered as intermediate affordable housing.

In response to presubmission
representations and those
arguments made at the
EiP

In response to presubmission
representations and those
arguments made at the
EiP.

Further SA
work needed?
No as no
significant
change to
policy CP7

No as no
significant
change to
policy CP7

4

Proposed Significant Changes
Change Paragraph
Number Reference
18
Policy CP15:
Sustainable
Construction

Page
No.
54

19

Para 10.44

57

20

CP17 (i)

62

21

CP17 (ii)

62

Exeter Core Strategy – Local Development Framework
Amendment

Reason for Change

Move the table to follow paragraph 10.29 and replace Code Level
'6' 'with '5'

In response to the
inspector (at EiP) and to
reflect most up to date
position
In response from
representations from
RSPB and Natural
England

Addition of text following paragraph 10.44: 'More specific work is
underway to understand the effects of Exeter's and neighbouring
authority's growth on the Exe Estuary, Dawlish Warren and
Pebblebed Heaths. This will be completed as rapidly as possible
and its conclusions used to inform the measures that are
necessary to avoid adverse effects. These will be detailed in the
Infrastructure Delivery Plan and secured through continued work
with Teignbridge District Council and East Devon District Council.
(new paragraph) The Council will work with Teignbridge District
Council and East Devon District Council to adopt a mechanism to
raise funds from relevant development to deliver the measures
that are needed to avoid growth plans having an adverse effect on
the integrity of sites and adopt a joint strategy to co-ordinate the
collection of developer contributions and their spend on avoidance
measures and the monitoring of the effectiveness of these
measures in avoiding adverse effects. (new paragraph) The
Council will work with TDC and EDDC to adopt a co-ordinated
programme to monitor annually the effectiveness of the avoidance
measures and the level of disturbing activities, drawing on
evidence from RSPB, Natural England and other third parties. A
review of mitigation measures will be necessary should monitoring
indicate that measures delivered have not been effective.'
Replace “aim to install district heating and CHP as the low and
zero carbon energy solution” with “aim to install low and zero
carbon energy provision (for example, Combined Heat and Power
(CHP)).”
Replace “aim to install district heating and CHP as the low and
zero carbon energy solution” with “aim to install low and zero
carbon energy provision (for example, Combined Heat and Power
(CHP)).”

Further SA
work needed?
NO

NO

To add flexibility whilst
retaining site specificity

NO

To add flexibility whilst
retaining site specificity

NO

5

Proposed Significant Changes
Change Paragraph
Number Reference
22
CP17 (iii)

Page
No.
62

23

11.8

66

24

Para 11.9

66

25

Para 11.11

67

26

Para 11.15

68

27

Para 11.16

68

28

Policy CP18:
Infrastructure

68

Exeter Core Strategy – Local Development Framework
Amendment

Reason for Change

Replace “aim to utilize low carbon heat from the Marsh Barton
Energy from Waste (EfW) facility” with “aim to install low and zero
carbon energy provision (for example, Combined Heat and Power
(CHP), such sources may include the Marsh Barton Energy from
Waste (EfW) facility).”
Replace with: 'The Exeter Infrastructure Delivery Plan' draws on
the Growth Point's Infrastructure Study to identify infrastructure
requirements (see Appendix 2). It has been formulated in
partnership with other authorities and stakeholders and sets out
detailed arrangements for the provision of infrastructure'.
Additional final sentence: 'The City Council will continue to work
with identified partners in provision to ensure that delivery of those
key items continues.'
Re-insert amended key infrastructure table (See Appendix 1). Do
not make CD84 (February 2011) minor change 33.

To add flexibility whilst
retaining site specificity

Further SA
work needed?
NO

To reflect most up to date
position

NO

In response to Inspector's
note of 27 June

NO

To reflect most up to date
position

NO

Replace with: 'The City Council is working towards the introduction
of a Community Infrastructure Levy (CIL). CIL allows local
authorities to raise funds from developers undertaking new
building projects in their area. Money from CIL can be used in
combination with other sources to fund a wide range of
infrastructure but it is anticipated that some forms of infrastructure
will continue to be provided on site or through planning
obligations'.
Replace with: 'Further guidance on the implementation of Policy
CP18 will be set out in the CIL Charging Schedule and its
supporting documents and in an update to the City Council’s
Planning Obligations SPD.'

In response to Inspector's
note of 27 June, seeking
an update to the Council's
expected approach to
financing and CIL

NO

In response to comments
made at EiP Hearing
Sessions.

NO

Replace 'prepare an infrastructure delivery plan' with 'keep an up
to date infrastructure delivery plan'

To add clarification

NO

6

Proposed Significant Changes
Change Paragraph
Number Reference
29
Policy CP18:
Infrastructure

Page
No.
68

30

Para 12.13

31

32

Exeter Core Strategy – Local Development Framework
Amendment

Reason for Change

Amend last sentence to read "Where appropriate, contributions will
be used to facilitate the infrastructure needed to support
sustainable development"

To reflect most up to date
position

70

Delete 'be in accordance with' and replace with 'The development
of this area should have general regard to guidance contained
within the Newcourt Masterplanning Study'

In response to comments
at the EiP

NO

Para 12.18

71

Delete 'in accordance with' and replace with 'The development of
this area should have general regard to guidance contained within
the Monkerton and Hill Barton Masterplanning Study'

In response to
representations

NO

Policy CP19:
Strategic
Allocations
(ii)
Policy CP19:
Strategic
Allocations
(ii)

73

Addition of 'Safeguarding' before 'the new rail halt on the Exeter to
Exmouth line; and'

To reflect most up to date
position

NO

73

Deletion of last sentence: 'All three strategic allocations will be
delivered in accordance with their respective Masterplans'

In response to comments
at the EiP

NO

34

Housing
Trajectory

94-95

Amend the housing trajectory (see Appendix 2).

In response to the
inspector (at EiP)

NO

35

The Key
Diagram

96

Amend the key diagram to include the main routes into/out of the
City

In response to the
inspector (at EiP)

NO

36

The Key
Diagram

96

Produce a separate diagram of the Air Quality Management Area
(AQMA)

In response to the
inspector (at EiP)

NO

37

The Key
Diagram

96

Show adjoining authorities on the map

In response to the
inspector (at EiP)

NO

33

Further SA
work needed?
NO

7

Proposed Significant Changes
Change Paragraph
Number Reference
38
Glossary

Page
No.
108

39

Glossary

40

Glossary

Exeter Core Strategy – Local Development Framework
Amendment

Reason for Change

Further SA
work needed?
NO

Add a definition of Community Facilities. 'Community Facilities:
Buildings or meeting places that provide for the health, welfare,
social, educational, spiritual, recreational, leisure and cultural
needs of the community.'

In response to
representations

109

Add a definition of Decentralised Energy Network. 'Decentralised
energy network: a system of pipes and/or cables that connects a
number of energy users in a locality to a locally generated supply
of renewable and low carbon energy'

In response to
representations

NO

109

Review minor change 38 (CD84) to the definition of Employment
Land: ‘All land and buildings which are used or designated for
purposes within Use Class B1 (Business), Class B2 (General
Industrial) and Class B8 (Storage and Distribution) and other uses
of employment character or which generate substantial
employment or economic benefits and which may include sui
generis uses such as car showrooms’

To provide clarification on
the definition of
employment land in Policy
CP2: Employment, and in
response to
representations
(suggested by The Pratt
Group 026D)

NO

8

Appendix 1: Key Infrastructure Table
11.11
Infrastructure
Need

Key
partners in
provision

Cost

Enhanced Public
Transport Route
between
Cranbrook, City
Centre and new
development to
the southwest

DCC, ECC,
EDDC, Bus
Operators,
Developers

£2.5m

M5 Jct 29
Improvements

DCC.
Highways
Agency, DfT

£14.4m

Expansion of
School Provision

DCC

£31.5 m

Strategic Green
Infrastructure
route from
Cranbrook into
the City, to
include a new
pedestrian/ cycle
crossing of M5 to
north of J29
Provision of new
Bus and Coach
station

DCC, ECC,
Highways
Agency,
DfT.

£5m
(crossing)

ECC, DCC

£6 m £10 m

Funding
Sources

Developer
Contributions

DfT (Central
Government
funding) and
secured
Developer
Contributions
Developer
contributions

DCC
and
Developer
contributions /
Direct
provision
Developer
Contributions
/ Direct
provision

Timetable

Risk

2011 –
2021

Medium
Risk

2011 2012

2016 2021

2011 –
2016

Low to Nil
Risk

Low to
Medium
Risk
Pedestrian/
cycle
crossing
complete
Medium risk
for other
elements

2012 2021

Low to
Medium
Risk

Appendix 2: Housing Trajectories

Exeter Core Strategy Housing Trajectory (Smoothed)
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Proposed Minor Changes

Exeter Core Strategy – Local Development Framework

Proposed Minor Changes (September 2011)
Change Paragraph
Number Reference

Page
No.

Amendment

Reason for Change

1

Para 2.9

6

Replace 'English Nature' with 'Natural England'

2

Para 2.11

6

Amend to read: 'In 2009/10 2010/11 there were 12,768 students across two
campuses, of whom 3,397 were postgraduates. 12,929 full-time students,
living away from home. It is envisaged that there will be approximately 4,700
3,300 additional full-time students, who are living away from home (i.e. in
Exeter) by 2025/26.’

To reflect most up to date
position
To reflect most up to date
position

3

Para 2.36

12

Add to final sentence: 'With the establishment of the Local Enterprise
Partnership a Local Delivery Board has been established to provide a local
delivery structure for the Exeter economy'

In response to the inspector
(at EiP)

4

Para 4.4

18

Amend paragraph to read: 'Further work was done to establish the capacity for
development within the city boundaries and this culminated , culminating in the
publication of the 2009 and 2010 Strategic Housing Land Availability
Assessments (SHLAA) published in August 2009. The SHLAAs This work also
drew heavily on other studies such as the Exeter Fringes Landscape and
Capacity Study published in February 2007 and the Strategic Flood Risk
Assessment published in February 2008. The SHLAA work also involved
assessment of the suitability and viability of potential development sites by a
Panel of housing stakeholders. The conclusions of the 2009 SHLAA
assessment broadly supports the elected members view that a housing
requirement of 12,000 can be accommodated within the environmental
capacity of the City whilst 15,000 houses can only be accommodated by
making assumptions about the number of sites coming forward as windfalls
and by making assumptions about possible future locations for growth that are
considered to threaten environmental limits. The findings of the 2010 SHLAA
reinforce this conclusion.'

In response to the inspector
(at EiP)

1

Proposed Minor Changes

Exeter Core Strategy – Local Development Framework

Change Paragraph
Number Reference

Page
No.

Amendment

Reason for Change

5

Policy CP2:
Employment

27

Delete "12 hectares" and replace with "15 hectares"

To reflect planning consent
granted

6

Para 6.7

29

Amend the paragraph to read 'There are a number of previously developed
and greenfield sites dispersed around the urban area that will contribute to
meeting the dwelling requirement. These Previously developed sites become
available when land is no longer required for its original use, or where the
existing occupier chooses to relocate. The sites identified have been
assessed carefully to determine their suitability for residential development and
have the potential to deliver around 1,300 1,000 dwellings.' Do not add
sentence on the end of Para 6.7 re: greenfield land, as proposed in Core
Document 84 - Minor Change 12 (February 2011).

In response to the inspector
(at EiP)

7

Para 6.9

29

Amend last sentence to read 'The Grecian Quarter has the potential to deliver
around 250 200 additional dwellings'

In response to the inspector
(at EiP)

8

Para 6.28

33

Amend to read: ‘The University of Exeter had 12,768 12,929 full-time students
living away from home in 2009/10 2010/11 and envisages that it will have
approximately 4,700 3,300 additional full-time, living away from home students
by 2025/26.’

To reflect most up to date
position

9

Para 6.28

33

Add "at sustainable locations at or near to major transport routes," before "or in
the City Centre."

In response to representation
by the University of Exeter
(027/002)

10

Para 6.28

33

Delete 'and' from the final sentence and insert 'and the HMO (Use Class C4)
SPD'

To reflect most up to date
position

2

Proposed Minor Changes

Exeter Core Strategy – Local Development Framework

Change Paragraph
Number Reference

Page
No.

Amendment

Reason for Change

11

Para 6.29

34

Add "and deliverable" after "Suitable" (in the second to last sentence of the
paragraph).

12

Policy CP9:
Transport

44

Revise the final bullet point - delete "including a new crossing of the M5 to the
north of junction 29"

In response to
representations (particularly
those made by The Pratt
Group)
To reflect most up to date
position

13

Policy CP11:
Pollution

49

Delete "shown on the key diagram" and replace with "shown on the following
map"

In response to the inspector
(at EiP)

14

Para 10.37

55

Amend ‘Lanscape Setting’ to ‘Landscape Setting’

Spelling Error

15

South West
Nature Map

56

Provide a whole page set up for the map, and in colour

In response to the inspector
(at EiP)

16

Para 12.4

69

Amend sentence from "Sustainable Urban Drainage Systems (SUDS) 'will be
needed' to ensure the risk of flooding is minimised" to "Sustainable Urban
Drainage Systems (SUDS) 'can be used' to ensure the risk of flooding is
minimised"

In response to the inspector
(at EiP)

17

Para 12.7

70

Replace 'Residential densities should reflect proposed locations with the
highest density located centrally and along public transport corridors and
lowest densities at the periphery of the site' with 'Residential densities should
reflect site specific characteristics'

In response to
representations

3

Proposed Minor Changes

Exeter Core Strategy – Local Development Framework

Change Paragraph
Number Reference

Page
No.

Amendment

Reason for Change

18

Para 12.14

71

Amend paragraph to read: ‘The Monkerton/Hill Barton area should
accommodate around 2,500 dwellings and about 5 hectares of employment
land (in addition to 3 hectares with permission) set in a green infrastructure
framework. The residential development should be integrated closely with
adjoining housing and be within convenient walking distance of a primary
school and community centre, and a local centre comprising a primary school,
a doctors surgery/polyclinic, local shops, and other appropriate facilities to
meet skills, special educational and community needs. Contributions towards
the improvement of existing educational, social and community facilities will
also be sought where no facility is required on site. Contributions may be
sought for the expansion of St Luke’s Secondary School and Pinhoe Library.
The employment land should have good road links to the M5 junction 29,
which do not pass through residential areas. The open space framework
should comprise a range of linked formal and informal open areas (including
parks, playing fields and allotments) meeting local sporting and recreational
needs; keeping development away from natural habitats, areas of high flood
risk and important landscape features; and screening housing from the
motorway, busy roads and employment areas.’

To reflect most up to date
position

19

Para 12.17

71

Delete "Densites" and replace with "Densities"

Spelling error

20

Glossary

108

Replace existing definition of affordable housing with the national definition in
Planning Policy Statement (PPS3) Annex B: 'Affordable Housing: 'Affordable
housing includes social rented, affordable rented and intermediate housing,
provided to eligible households whose needs are not met by the market.
Affordable housing should: Meet the needs of eligible households including
availability at a cost low enough for them to afford, determined with regard to
local incomes and local house prices. Include provision for the home to remain
at an affordable price for future eligible households or, if these restrictions are
lifted, for the subsidy to be recycled for alternative affordable housing
provision.'

To reflect most up to date
position

4

Proposed Minor Changes

Exeter Core Strategy – Local Development Framework

Change Paragraph
Number Reference

Page
No.

Amendment

Reason for Change

21

Glossary

109

Add the updated definition of gypsy and travellers from the recently published
draft planning policy statement. 'Gypsies and Travellers: Persons of nomadic
habit of life whatever their race or origin, including such persons who on
grounds only of their own or their family's or dependants' educational or health
needs or old age have ceased to travel temporarily or permanently, but
excluding members of an organised group of travelling showpeople or circus
people travelling together as such'

To reflect most up to date
position

22

Glossary

109

Add a definition of HMO as 'HMO: Houses in Multiple Occupation: Residential
properties occupied by three or more unrelated tenants'

To reflect most up to date
position

23

Glossary

111

To provide clarification on the
definition of Decentralised
Energy Network

24

Glossary

113

25

Glossary

113

Add a definition of Renewable and Low Carbon Energy (this is from the Draft
National Planning Policy Framework): 'Renewable and low-carbon energy:
Includes energy for heating and cooling as well as generating electricity.
Renewable energy covers those energy flows that occur naturally and
repeatedly in the environment – from the wind, the fall of water, the movement
of the oceans, from the sun and also from biomass. Low-carbon technologies
are those that can help reduce emissions (compared to conventional use of
fossil fuels).'
Add a definition of 'travelling showpeople' to be consistent with the updated
and recently published draft planning policy statement. 'Travelling Showpeople:
Members of a group organised for the purposes of holding fairs, circuses or
shows (whether or not travelling together as such). This includes such persons
who on the grounds of their own or their family's or dependants' more localised
pattern of trading, educational or health needs or old age have ceased to travel
temporarily or permanently, but excludes Gypsies and Travellers as defined
above'
Update the definition of 'zero carbon' to reflect current government policy 'Zero Carbon: No carbon dioxide emissions from energy used through space
heating and cooling, hot water, lighting, and building services as covered by
the Building Regulations'

To reflect most up to date
position

To reflect most up to date
position

5
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ADDENDUM REPRESENTATIONS IN RELATION TO EAST DEVON’S WEST END
AND LAND NORTH OF BLACKHORSE
Sustainability Benefits and Infrastructure
1.

Eagle One has previously recited in our earlier representations through the revised Core
Strategy/LDF public consultation stage, and separate presentations to the District Council, a
comprehensive range of supporting sustainability aspects that development North of Blackhorse
can provide.

2.

We do not propose to further recite these benefits here to avoid unnecessary duplication but
reserve

the

right

to

refer

to

these

later

in

the

following

stages

of

the

Plan

consultation/examination process and the significance of the same, including the synergies and
benefits to support Exeter Science Park.
3.

The Council has proposed (paragraphs 7.22 and 7.41) the use of the single ‘service road’
infrastructure developed for and passing through the Science Park as part of an interim relief
road facility for the next 10 years or to a point when 4,000 homes at Cranbrook have been
developed or Phase 2 of Exeter Science Park commences development.

4.

Eagle One, as Developer of Phase 1/part landowner of the Science Park, and the Exeter Science
Park Company have both raised objection to the proposed interim use of this infrastructure for
reasons previously stated but again not recited here. We again reserve the right to refer to this
later in the following stages of the Plan consultation/examination process and the significance of
the same.

5.

Paragraph 7.9 of the New Local Plan rightly states that high quality transport links are an
essential part of the appeal of the West End and will be crucial to its future success. With this in
mind, it is important to consider the timing of the ‘Phase 3’ link road to provide the high quality
transport links to attract businesses and investment.

6.

Outline planning permission and S106 Agreement sustainability requirements for the Science Park
are, understandably, challenging and particularly for Phase 2 which calls for an effective zero

120130 – Appendix 3 Addendum Representations

carbon strategy. To realistically deliver this requirement is expected to require the development
of an ‘on-site’ CHP facility or a connection to the Energy Centre serving Cranbrook/Skypark.
Either of these options involves substantial capital investment. The assessed energy demands
for the Science Park are not considered adequate, in isolation, to be financially viable to entertain
either option particularly as CHP facilities tend to be anchored by residential developments.
Skypark will benefit from the Cranbrook energy demand and where, together, they have a highly
compatible heat demand profile synergy and resulting cost running efficiencies.
7.

Thus it follows that deferring residential development at North of Blackhorse, under this aspect
alone, may frustrate and severely impact on the ‘carbon agenda’ aspirations/targets for the
Science Park; involve fragmented and costly bespoke solutions; miss the opportunity to develop
an early coordinated infrastructure network across the wider area; adversely impact on the
Science Park’s market appeal in not being able to offer ‘expected’ infrastructure services.

8.

Furthermore while 600 homes is expected to generate sufficient energy demand to pay for CHP
we are advised that economies of scale will apply which for 1,800 homes will sufficiently reduce
the cost of connection.
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1

INTRODUCTION
These representations are made on behalf of A.E. Stuart & Sons and relate to their
land at the Hill Barton Business Park. The representations consider a range of
issues set out in the draft Local Plan but focus on the potential benefits which
would arise from allocating some additional land at Hill Barton for residential use.
The land which is suggested as being suitable for residential use is identified in
yellow on GJR Architects Site Context Plan (Drawing 399-SK02) (see Appendix 5 of
this submission).

Land at Hill Barton

6397

1

2

DRAFT SPATIAL STRATEGY – STRATEGY 1 AND 2
Our clients OBJECT to these policies.
The draft spatial strategy seeks to provide just over 15,000 homes over the plan
period of 2006 to 2026. As part of this approach, Strategies 1 and 2 propose that a
large portion of the total housing be provided within the West End area of the
District (7,400 of the total) with the remaining provision coming from further
allocations in the Area Centres (i.e. the major towns in the District) (6,205 of the
total) and to a much lesser extent from the village and rural areas (1,566 of the
total).
Within the West End, a very high proportion of the housing is to be provided from a
single large site at Cranbrook, with 6,000 homes out of the total of 7,400
proposed.
Observations on Draft Strategies 1 and 2
The Total Level of Housing Provision
Our client supports the need for the Local Plan to set out a clear spatial strategy
and the general emphasis that the draft document places on development within
the western part of the District, and which is referred to as the West End.
However, our clients have fundamental concerns about the justification for the
level of housing proposed. We note that since the previous version of the Local
Plan was published in November 2010 (then in the form of a draft Core Strategy),
the level of housing provision proposed has dropped from 16,400 new homes (itself
a reduction well below the 17,100 homes identified in the Draft Regional Strategy)
to the current level of 15,171 homes.
In our clients’ view, and although some justification for a reduction in overall
housing numbers has been put forward by the Council’s consultants, Roger Tym
and Partners, a reduction in the number of houses of the scale proposed is unlikely
to be robust particularly given the continuing strong trends towards in-migration
into the area and the relative economic buoyancy of the South West when
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compared to many other parts of the UK. In this regard, PPS3 ‘Housing’ (see for
example paragraph 32) makes it clear that local housing policies should be based
on robust evidence including that provided at not only local but at sub-regional and
regional levels. The Draft National Planning Policy Framework (the ‘NPPF’)
expresses similar requirements. For example, paragraph 27 of the draft NPPF also
indicates that local plans should be based on adequate and up-to-date evidence.
The need to use a robust evidence base is particularly relevant given that the
evidence provided in support of the existing Draft South West Regional Spatial
Strategy (SWRSS) and which was endorsed by the Secretary of State, clearly
pointed to a higher level of housing than is now proposed in the draft Local Plan.
Although the Government has made clear its intentions to abandon the use of
regional strategies, the evidence which underpins the SWRSS is still up-to-date,
cannot be ignored and therefore remains relevant. Furthermore, until such time as
the SWRSS has been formally abandoned, it remains part of the emerging
development plan for the area and therefore continues to carry significant weight.
In addition to concerns about the overall robustness of the level of housing
provision, the failure to provide sufficient new homes will harm the ability of the
Council to deliver the required level of affordable housing. This is an important
consideration given the degree of affordable housing need in East Devon and the
importance which the Council attributes to securing its delivery. Furthermore, it will
be accepted that there has been a very low level of affordable housing delivery in
the area in recent years.
Over Reliance on a Single, Very Large Site
The proposal that Cranbrook provide 6,000 new homes over the Plan period means
that 81% of the West End provision and 40% of the entire housing provision for
the District would be reliant on a single site being delivered in its entirety. Our
clients consider that to rely on such an approach would be very high risk and also
result in an inflexible approach which would be incapable of adaption to take
account of changing circumstances in the future.
For the reasons outlined above, it is considered that the current approach is also
contrary to that required under national planning policy. PPS3 states that the
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Government’s objective is to ‘ensure that the planning system delivers a flexible,
responsive supply of land.’ (paragraph 53). PPS3 adds that once identified, the
supply of land should be managed so that there is a continuous five year supply of
deliverable sites (i.e. those which are available, suitable and achievable)
(paragraph 57). The proposed over-reliance on Cranbrook would not accord with
any of these requirements.
Implications for the Delivery of Core Local Plan Objectives
The Draft Local Plan makes it clear (at paragraphs 6.7 to 6.11) that key objectives
include the delivery of an adequate level of new homes to meet anticipated
demand and that securing affordable housing will be a particularly important part
of this. The Local Plan also makes it clear that there is a need to generate new
employment and that this will be tied to the delivery of new housing. For the Local
Plan to be considered sound it must therefore make provision to ensure these
objectives are met.
In our clients view, the current over-reliance on Cranbrook is very likely to lead to
a situation whereby the Council cannot meet these objectives. This would suggest
that the approach currently being proposed in the Local is incapable of being
judged as sound.
Our clients recognise that Cranbrook is an important strategic site, that it has been
the subject of considerable public sector investment to-date and that detailed
planning permission has recently been granted for the first phase of 1,120
dwellings. Nonetheless, there must remain very considerable doubt as to whether
delivery of the entire 6,000 houses can be guaranteed. This is an absolutely vital
consideration as it means that any substantial failure to deliver the 6,000 houses is
likely to fatally undermine not only the Council’s strategy for the West End but also
its approach for the entire District. In turn, this means that an under-delivery will
lead to the Council failing to meet its objectives to deliver the necessary levels of
housing growth, of affordable housing provision and also the delivery of new
employment.
Factors Which Suggest Why Cranbrook is Unlikely to Deliver 6,000 Homes
Within the Plan Period
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Our clients consider that there are a range of reasons why the Council cannot rely
upon Cranbrook to deliver the 6,000 homes envisaged:
1. Firstly, delivery of this level of housing would require an extremely high
level of completions to take place.
Although construction has recently begun at Cranbrook, to-date no new housing
has actually been completed and therefore no delivery has taken place in the six
years since the Plan period began in 2006. This means that to meet the forecast,
the 6,000 houses will need to be delivered over the remainder of the Plan period.
The Council’s own Annual Monitoring Report for 2011 indicates (paragraph 2.14)
that only a total of 325 new homes are expected to come forward in the five years
between 2010 and 2015. As a result, this will require 5,675 new homes to be built
at Cranbrook for the remaining 11 years of the Plan. This equates to a delivery rate
of 516 dwellings per annum, an extremely high level which our clients consider is
very unlikely to be achieved, particularly given the complexities of the site, its
various different ownerships and the current and forecast economic climate.
Furthermore, the Cranbrook development as a whole would be delivered by a
number of different developers, each of whom can be expected to undertake
construction in a manner which ensures they maximise their return. Typically for
large strategic developments, developers would avoid the delivery of large tranches
of housing at any one time in order to prevent an over-supply within the local
market which would result in their house sale prices being depressed. This is
particularly relevant in a relatively localised market such as the Exeter area, where
the market is constrained by its relatively modest size and also by the presence of
other residential schemes such as those within the eastern parts of Exeter, coming
forward. All these market considerations further suggests that the completion rate
at Cranbrook will be restrained and therefore unlikely to achieve the delivery rate
required to meet the 6,000 home requirement.
This assessment of likely delivery rates is supported by advice provided from a
number of sources. The Home Builder’s Federation (HBF) for example indicate that,
typically, each new site can be expected to sell about 25 units per year, on the
basis of one sale per fortnight (which is the national average at the moment). The
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sales rate will dictate the build-out rate. This issue is clearly particularly relevant
given the current depressed economic environment. Even in the event of a highly
optimistic scenario, or a very unexpected upturn in the economy which led to the
HBF’s expected rate being trebled to 75 units per year, the delivery rate which
resulted would still far short of the level needed to secure delivery of the 6,000
homes over the Plan period. Advice provided by agents active in the Exeter and
East Devon area reinforces the view expressed by the HBF. For example, Herridge
Property Consulting indicate (see their letter enclosed with this submission) that
the developers at Cranbrook have advised that they forsee a combined total
delivery rate of no more than 130 units per year in the period to 2015. This will
result in a similar delivery total to that anticipated in the Council’s AMR.
The analysis on likely under-delivery is reinforced by some simple calculations
covering a range of possible scenarios at Cranbrook.
Scenario 1 - Delivery Rates Assuming Multiple Developers Each Building At
Higher Than Expected Rates
Scenario 1 assumes:
•

That the number of developers at Cranbrook is increased to six

•

That each one delivers at a consistent rate of 40 dwellings every year from
2013 up to the end of the plan period in 2026

•

This would result in an annual delivery of 240 dwellings (40pa x 6 developers)

•

Total delivery up to the 2026 would be 3,120 dwellings (240pa x 13 years)

Despite it being an based on optimistic assumptions, this scenario would only
deliver half of the required amount of 6,000 homes needed.
Scenario 2 - Delivery Rates Assuming Multiple Developers Each Building at
the Rate Forecast by the HBF
Scenario 2 assumes:
•

That the number of developers at Cranbrook is increased to six

•

That each one delivers at a consistent rate of 25 dwellings (i.e. at the rate
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forecast by the HBF) every year from 2013 up to the end of the plan period in
2026
•

This would result in an annual delivery of 150 dwellings (25pa x 6 developers)

•

Total delivery up to the 2026 would be 1,950 dwellings (150pa x 13 years)

This scenario would only deliver a third of the 6,000 dwellings required.
Although these scenarios are very generalised, they do serve to clearly illustrate
the extent of the likely shortfall at Cranbrook.
It will be noted that the advice from Herridge Property Consulting also provides
more general evidence on the state of the market and the slowing effect that this is
having, and will have, on housing delivery rates. It will also be noted that Herridge
Property Consulting also raise a number of queries about the potential of other
proposed strategic allocations elsewhere in the District (for example those at
Honiton and Axminster) to be delivered. This raises some wider questions about
the capacity of the current strategy to meet the proposed District-wide housing
target.
The reliance on such a high level of delivery from Cranbrook is in, our client’s
opinion, therefore not only an inflexible approach but one which will leave the
Council’s entire spatial strategy highly vulnerable in the event that delivery of
housing at Cranbrook is hindered for any reason. Furthermore, given the very high
delivery rate proposed, any under delivery which does arise in the early parts of
the Plan period will make the overall target harder to achieve by requiring a still
higher delivery rate over the later years.
2. Uncertainty regarding delivery of the Cranbrook later phases.
The Cranbrook development has been designed on the basis of it being a self
contained new Devon town. As such, the provision of new housing is closely tied to
the provision of a considerable amount of new physical and social infrastructure.
Whilst it is apparent that the requirement for much of the new physical
infrastructure which is needed to facilitate Cranbrook (such a local highways
improvements) has been addressed as part of the S106 Agreement for the initial
2,900 homes which have the benefit of outline planning permission, there is much
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greater uncertainty regarding the ability of social infrastructure to be provided at
later stages. For example, there are currently no safeguards, for example within
either the existing S106 Agreement or the existing public sector financing
arrangements to ensure that adequate levels of affordable housing, or the delivery
of social infrastructure such as education, police, youth and certain health facilities
required for later stages of the Cranbrook scheme will be provided. Although some
provision has been made for these in relation to making the necessary land
available, there is no certainty that the necessary buildings needed for these uses
can be funded, either directly from development contributions or via public sector
subsidy. In the absence of these guarantees, there must be considerable doubt as
to whether the housing in isolation would be permitted to come forward. Securing
the delivery of infrastructure phasing over long periods and particularly in
circumstances where there are a large number of landowner interests is an
inherently complex issue and whilst such uncertainty exists, there must be doubt
as to both the deliverability and timing of the later phases of the Cranbrook
proposals.
Taking into account all these issues, our clients consider that the current approach
proposed in the Local Plan is over-reliant on Cranbrook coming forward. Our clients
would suggest that a more robust approach would be to reduce the proposed
allocation at Cranbrook to the level previously put forward by the Council (of 5,000
dwellings) or lower and that the balance of the homes should be provided by a
number of alternatives sites in appropriate locations predominantly in the West
End. Furthermore, we would suggest that the replacement provision be made
through the allocation of a number of more modestly sized sites. Such a revised
approach would help to ensure that there was a greater number of more easily
deliverable schemes available to meet the Council’s overall objectives.
Lack of Alternative Provision
In addition to the concerns outlined above, our clients also consider that the
current approach is flawed in that it fails to make adequate provision for
alternatives sites to come forward in the event that Cranbrook is shown (as is
likely) to be under delivering and therefore that the Council will fail to meet its
housing target. This reinforces our client’s view that the current approach in the
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Local Plan is inflexible. For example, whilst the Local Plan makes provision for land
North of Blackhorse to provide 600 homes to come forward towards the end of the
Plan period, the total amount of housing provided from this site would not be
sufficient to address anything other than a very modest shortfall at Cranbrook.
Currently therefore, the Local Plan does not make provision for alternative sites to
come forward as a contingency. Given the risks associated with the current overreliance on Cranbrook, such provision is considered appropriate and necessary and
would be consistent with the PPS3 requirements (paragraphs 52 and 53) that
housing supply be ‘flexible and responsive’ in order to meet the requirement for
‘continuous delivery of housing for at least 15 years from the date of adoption’.
It is also our client’s view that the failure to make adequate alternative provision in
the draft Local Plan potentially exposes the Council to having to accept speculative
housing schemes in the future, resulting of a failure to demonstrate an adequate
housing supply. This would clearly be contrary to the principles of good plan
making.
The Pressing Need to Address the Current Housing Under-Supply
Finally, the need for the Council to ensure it has a robust and deliverable housing
supply is underscored by the extent of current housing under-supply in the District.
This was highlighted in the recent appeal West Hill appeal decision (Appeal
Reference APP/U1105/A/2155312) in which the level of housing supply was
considered at both the District-wide and West End levels.
At paragraph 16 of his decision letter, the Inspector noted that: ‘the district wide
supply [of housing] is 2.72 years. If the two components of the housing
requirement [i.e. the West End and Rest of District areas], the supply is 0.56 years
at the Exeter PUA (including Cranbrook)...” At paragraph 17, the Inspector
concludes: ‘In this case the district wide supply falls well below the 5 years
required by Planning Policy Statement 3...”
Given that there is already a very significant under supply in housing delivery in
the District, this makes the need to have a robust housing pipeline particularly
important.
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Suggested Changes to Draft Strategies 1 and 2
As a result of the issues set out above, in our client’s view, the spatial strategy for
the Local Plan should be amended to:
1. Make provision for a higher number of new homes, in line with the 17,000
homes proposed in the draft RSS.

2. Reduce the overall level of provision proposed at Cranbrook to 5,000 homes or
lower.

3. To identify other appropriate locations for housing development in the West End
of the District in order to provide a greater range of development sites and
thereby increase the flexibility of the proposed housing supply for the District.
Our client’s suggest that land at Hill Barton be allocated for this purpose.
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3

DRAFT STRATEGY 6 – MAJOR DEVELOPMENT AT EAST
DEVON’S WEST END AND PARAGRAPHS 7.10 AND 7.24
Our clients OBJECT to this policy and to these paragraphs.
Strategy 6 reflects the overall strategy in the draft Local Plan which seeks to focus
a large proportion of new development in the District at a number of major
strategic locations in the West End part of the District.
Our clients note that at paragraphs 7.10 and 7.24, the Local Plan indicates that as
part of the development of its West End strategy, consideration was given to the
potential for major development on A3052 corridor, for around 1,000 houses. The
text notes that this option was discounted because of the inability for a
development of this size to support its own infrastructure whilst it would still be of
a size which would adversely affect highways capacity at Junction 30 of the M5
motorway.
Observations on Draft Strategy 6
Our clients support the Local Plan’s general objective which seeks to allocate a
large proportion of the proposed sites to locations within East Devon’s West End.
This approach would be consistent with sustainable development objectives and
also help to address key aspects of housing need, for example that associated with
housing demand arising from the wider Exeter area. It is therefore appropriate to
make provision for a large proportion of future housing allocations in the West End
area.
However, in our client’s view, and for the reasons set out in relation to our
comments on the spatial strategy (see above), Strategy 6 should be revised in
order to include a greater number of strategic housing sites within the West End.
This is necessary in order to ensure that the housing supply for the District is in a
form which is both flexible and deliverable.
Furthermore, it is considered that provision can and should be made for a modest
amount of new housing development on the A3052 Corridor, on land alongside the
existing employment site at Hill Barton Business Park. This site is acknowledged by
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the Council as being an important existing employment site and one which forms
part of the West End (see for example the East Devon Housing and Employment
Land Study completed by Roger Tym Associates on behalf of East Devon District
Council, 2011).

A housing scheme at Hill Barton represents an important

opportunity to co-locate housing with an existing major source of employment and
to capitalise on all the benefits which such an arrangement would generate.
Suggested Amendment to Draft Strategy 6 and to Paragraphs 7.10 and
7.24
Our clients have previously made representations that housing should be provided
at Hill Barton as part of earlier consultations on the draft Local Plan and they
maintain that view. However, in recognition of the Council’s concerns about
possible infrastructure impact, they have had some further studies completed to
more closely examine the ability of land at Hill Barton to be brought forward in way
which

would

not

generate

adverse

impacts.

The

merits

of

a residential

development at Hill Barton are outlined in detail below, but in summary, it remains
our client’s view that a modest amount of new housing, in the order of 200 to 300
homes, could be provided at Hill Barton in an appropriate manner.

Making

provision for this level of housing would help to provide a more balanced and
flexible housing supply than is currently proposed, thereby addressing our clients
concerns in respect to the spatial strategy, and also play a role in addressing issues
such as commuting levels.
Furthermore, it is considered that the provision of housing of between 200 and 300
dwellings would be of a level which would be large enough to make a meaningful
contribution to the District’s housing supply in the West End but small enough to
avoid generating a substantial impact on local infrastructure. A residential scheme
of this scale would have the added advantage of being of a size which is likely to
more attractive to prospective developers than a larger (and therefore more risky)
scheme and would therefore be much more likely to be delivered quickly. For these
reasons, this type of scheme would also help to provide a more balanced and
flexible form of housing supply in the West End and therefore be consistent with
national planning objectives.
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A Suggested Residential Masterplan at Hill Barton
Following representations made in respect of earlier drafts of the development
plan, our clients have completed a number of studies to examine the suitability of
land alongside Hill Barton to accommodate a residential scheme of 200 to 300
houses. This includes an analysis of transport/highways issues (undertaken by
WSP), landscape impact (by Swann Paul) and the completion of indicative
masterplan (completed by GJR Architects).
A summary of the advice provided by the consultants and an outline of the key
characteristics of a suggested scheme is set out at Appendix A to these
representations. This includes copies of the consultant’s reports and plans.
The Merits of a Residential Scheme at Hill Barton
It is considered that the benefits to providing housing on land at Hill Barton are
numerous:
As the enclosed Site Context Plan (see drawing 399-SK02) by GJR Architects
shows, Hill Barton Business Park already exists as a major ‘node’ in the area,
providing a substantial amount of successful business space, amounting to nearly
30 hectares in area, employing hundreds of people and located on a major road,
the A3052. As a matter of principle therefore, provision of housing in this location
could provide a more balanced and sustainable mix of uses and help reduce outcommuting to Exeter and beyond. This view is supported by the analysis
undertaken by WSP which indicates that the scheme would help to reduce
commuting levels by encouraging ‘trip containment’.
At the same time, the area is not subject to any major landscape or environmental
designations. The analysis carried out by Swann Paul identifies existing landscape
characteristics and opportunities for containing any development within substantial
areas of structural landscaping. These opportunities have been incorporated into
the architects suggested masterplan layout.
With careful design, a modest residential scheme could actually enhance the
character of the area through its quality and by acting as a reservoir of housing to
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the existing commercial estate but without scale and range of impacts which would
otherwise arise from a larger development. The ability of the site to accommodate
a well designed residential scheme which would also incorporate features such as
open

space,

allotments,

improved

linkages

and

community

facilities

is

demonstrated by the architect’s suggested masterplan (see GJR Plan drawing SK1
A).
Planning permission already exists for a 11 megawatt energy from waste plant at
Hill Barton Business Park. The location of this is shown on the architect’s Site
Context Plan (see drawing 399-SK02). This facility is capable of providing a low
carbon solution to both the electricity and heating needs of not only the existing
premises but also for a substantial number of homes. That there is already an
approved energy-from-waste scheme in the pipeline at Hill Barton reinforces still
further the site’s sustainability credentials. The ability for the scheme to be
serviced by a decentralised, low carbon energy solution would form an important
part of the architect’s approach in which they have designed the layout to
maximise opportunities for the inclusion of green energy solutions.
Provision for a small settlement at a previously developed location could help to
address the Council’s need to provide for sufficient housing in a way which would
not adversely harm either existing communities or the District’s sensitive
environment. As mentioned above, the site is not subject to any environmental
constraints

such

as

landscape

designations,

flooding

or

major

ecological

designations.
A residential scheme in this location would create a mix of uses which would help
to enhance the District’s employment offer and thus help to support and enhance
the economic viability of East Devon’s rural hinterland.
The business park is already at the centre of a green industries business, with a
range of major recycling and related businesses be located at the business park.
Whilst all these uses would be close to the proposed housing, they would be
separated from it by a large area of restored former landfill which is currently in
active agricultural use. The two types of land uses could therefore sit comfortably
together. Overall therefore, the existing green industries, the ability to deliver a
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major energy-from-waste solution and the potential for the new housing to
incorporate renewable energy technologies mean that Hill Barton has considerable
potential to be built as an exemplar of green development.
Suggested Changes to Draft Strategy 6 and Paragraphs 7.10 and 7.22
That Draft Strategy 6 be revised to indicate that a further residential allocation be
made at Hill Barton for a development of between 200 and 300 houses. As part of
this, the relevant map with the draft Local Plan (entitled ‘Planned Proposed Major
Developments at the West End’) should also be amended to show Hill Barton as
being a residential development site within the West End.
Paragraphs 7.10 and 7.24 should be amended to indicate that whilst substantial
new housing will not be identified on the A3502 corridor, the area around Hill
Barton is capable of accommodating a modest level of additional housing of the
size set out above.
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DRAFT STRATEGY 9 – DEVELOPMENT AT CRANBROOK
Draft Strategy 9 provides amplification on the form that the proposed development
at Cranbrook should take including details of the numbers of homes, the amount of
employment to be provided and the location of development. Reflecting the
currently proposed approach, the draft strategy indicates that 6,000 homes be
proposed at Cranbrook.
Suggested Changes to Draft Strategy 9
Our clients OBJECT to this policy.
Given our clients objection to the amount of housing proposed at Cranbrook (see
our comments in relations Strategies 1, 2 and 6, above), it is considered that Draft
Strategy 9 should be revised to make reference to the reduced figure of 5,000
homes or lower being provided, which our clients consider to be a more
appropriate level at that site.
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DRAFT STRATEGY 29 – DISTRICT WIDE AFFORDABLE
HOUSING TARGET
Draft Strategy 29 indicates that affordable housing will be required for all schemes
which result in one or more new homes be provided. For strategic development
sites in the West End and in the country towns, 25% affordable housing will
normally be sought, with 50% required in other circumstances.
Observations on Draft Strategy 29
Our clients acknowledge and welcome the recognition that Draft Strategy 29 gives
to the potential impact of development viability, mix and abnormal costs on the
amount of affordable housing which individual sites will be able to sustain. Given
the current and forecast economic climate and the need to facilitate rather than
restrain the delivery of new housing, having a flexible approach which recognises
the importance of viability related issues will be key to ensuring new housing
comes forward.
However, our clients consider that a threshold of one dwelling for the provision of
affordable housing is entirely unreasonable particularly in relation to those sites
which

would

be

expected

to

provide

50%

affordable

housing.

In

such

circumstances there would be an automatic assumption that in every development
where one or more units was proposed, half of the scheme would have to provided
in the form of affordable housing. Given that there is now almost no chance of
securing social housing grant or other subsidy for the affordable housing element,
prospective developers would be faced with the prospect of effectively giving away
half of their scheme at a time when sales values and developers returns are
already reduced. A one unit threshold will undoubtedly be seen a significant
deterrent to those who might otherwise wish to undertake development in the
area. This is particularly relevant to smaller developers who are much less able to
support high levels of affordable housing.
Taking into account these points, our clients therefore consider that a more
reasonable approach would be to raise the affordable housing threshold to 5 or
more units. This would still ensure that most new housing schemes would be
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subject to some affordable housing requirement.
We would also suggest that the proposed definition of ‘Major’ sites be refined to
include all sites which are for 200 or more units. Although this would obviously
encompass smaller sites than currently envisaged, developments of 200+ units are
still substantial in scale and are likely to be of a scale where other substantial costs
would be incurred through, for example, infrastructure costs, land lost to open
space, structural landscaping and so on. They are therefore potentially likely to be
less likely to be able to bear high levels of affordable housing and so the lower
level of 25% should apply.
Suggested Changes to Draft Strategy 29
Our clients therefore consider that the wording of this strategy should be revised to
propose an affordable housing threshold of 5 or more units. This would still ensure
that most new housing schemes would be subject to a affordable housing
requirement.
We would also suggest that the proposed definition of ‘Major’ sites be refined to
include all sites which are for 200 or more units.
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APPENDIX 1 – THE MERITS OF A RESIDENTIAL SCHEME AT
HILL BARTON
A.E Stuart & Sons have commissioned a number of studies to examine the
suitability of land alongside Hill Barton to accommodate a residential scheme of
200 to 300 houses. This includes an analysis of transport/highways issues
(undertaken by WSP) and landscape impact (by Swann Paul). Using the
information provided by this analysis, an indicative masterplan which shows how
any residential scheme might look has been completed by GJR Architects. Copies of
the material provided by these consultants are enclosed as part of the appendices
to these representations, see below.
Highways and Transportation Issues
WSP have given consideration to the potential for creating an acceptable junction
onto the A3052, likely trip generation, public transport/non car travel and the
potential impact on Junction 30 of the M5. Their analysis has included a review of
census journey to work data and modelling data used by Devon County Council.
Firstly, it is their view (see Section 1.4 of their analysis) that an acceptable
junction onto the A3052 which takes account of both the trips generated by a 250
home development and those from the existing and approved employment
development, can be provided. Details of the suggested junction design are
enclosed at Appendix A (see drawing 31518/SK/101/B) of WSP's note and have
been incorporated into the architect’s draft masterplan.
Secondly, based on trip generation data and a review of modelling data, WSP
consider that development could take place without undue impact on strategic
infrastructure. At paragraph 1.5.7, their assessment states that: ‘This analysis
clearly demonstrates that the new village could be accommodated at Junction 30,
based on the previously agreed position with the Highways Agency that sufficient
capacity exists...’ This is key given that likely impact on Junction 30 is one of the
main reasons why the Council have previously dismissed possible options for
further development on the A3052 Corridor.
The analysis identifies that the site already benefits easy access, of 400m or less,
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to frequent bus services (seven per hour) throughout the day and is well located in
relation to cycle access to a range of local facilities.
Finally, WSP note (see paragraphs 1.3.10 and 1.3.11) that a residential scheme in
this location would accord with the Draft Local Plan aim of reducing out-commuting
by allowing for trip self-containment for both the existing employment uses and the
proposed residential scheme. This would therefore be an added advantage to the
proposals.
Landscape Impact
The proposed land at Hill Barton is not subject to any specific landscape or other
designations which might constitute a major constraint on development in this
location. Consideration has also been given to the potential landscape impact of
any development and an assessment of landscape issues has been completed by
Swann Paul Landscape Architects. A copy of this is enclosed. As part of their work,
Swann Paul have identified the constraints and opportunities affecting the land (see
their Site Appraisal Plan) and set out a Landscape Concept. Their analysis and
recommendations have been incorporated into the sketch masterplan prepared by
GJR Architects.
Suggested Masterplan
A suggested masterplan layout has been prepared by GJR Architects and is
enclosed (see GJR Drawing SK1/A). This incorporates the advice provided by WSP
on junction design and bus access and Swann Paul on the form and location of
landscaping features and constraints.
As will be noted, the layout proposes a minimum of 200 new homes and
demonstrates that these could be provided in a form which would appropriate to
the character of the area. In addition to the housing element, the masterplan
demonstrates that any housing scheme could be provided within large areas of
structural landscaping which would provide substantial screening and backdrop and
also provided with significant areas of green infrastructure such as allotments, a
large village green and play area. If necessary, the scheme also shows that
community facilities such as a shop and village hall or similar could be provided as
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part of the scheme. These would assist in enhancing the facilities and could also be
used by employees at the existing employment site. It is also important to note
that as a sketch scheme, the precise form of any layout is capable of being altered
as necessary. However, the current layout is designed and orientated so as to
maximise the potential use renewable energy technologies such as solar photovoltaics.
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APPENDIX 2 - LETTER FROM HERRIDGE PROPERTY
CONSULTING LIMITED
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APPENDIX 3 - NOTE PROVIDED BY WSP IN RELATION TO
HIGHWAYS AND TRANSPORT MATTERS
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APPENDIX 4 - LANDSCAPE ANALYSIS UNDERTAKEN BY SWAN
PAUL LANDSCAPE ARCHITECTS
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10 APPENDIX 5 - SUGGESTED MASTERPLAN AND CONTEXTUAL
DRAWINGS PREPARED BY GJR ARCHITECTS
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