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1

POLICY

1.1

In the preparation of this document our client has paid particular attention to the
content of PPS 12 Local Spatial Planning and new and emerging legislation
including the Draft National Planning Policy Framework and the Decentralisation
and Localism Act.
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2

BACKGROUND BICTON COLLEGE AND BICTON COLLEGE IN
THE LOCAL PLAN

2.1

King Sturge LLP submitted representations on East Devon District Council’s Local
Development Framework Core Strategy Full Consultation Document in late 2010 for
Bicton College (the location of which is shown on a map attached as Appendix 1)
and on land that the College owns at Woodbury Salterton (the location of which is
shown on a map attached as Appendix 2). Now, on behalf of the same client, we
make representations in the context of East Devon District Council’s New Local Plan
2006 to 2026 Consultation Draft Plan (Dec 2011).

2.2

In general, there are many aspects of the Local Plan which are reasonable and
which should be supported, however, the document does raise a number of issues
of concern. We highlight our client’s views on all of these issues commenting to this
effect herein.

2.3

Bicton College is located near Budleigh Salterton in East Devon about 11 miles
from Exeter. It is a leading land based college comprising a Grade 2* listed house,
other listed buildings and modern buildings set in 200 Ha, a part of which is Grade
1 registered parkland.

2.4

In recent years the College has suffered from falling student numbers and a lack of
investment. Financially challenged, it considered moving from the site. However,
for the past two years under the guidance of a new Principal who has a track
record of allowing educational establishments to flourish, and a new senior
management team, the College has had a remarkable turnaround.
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2.5

It is now fully committed to the site, is seeing numbers of students rising and has
secured public and private sector investment to build new facilities, including an
Earth Centre1 focused on renewable technologies, and to improve other facilities.

2.6

As custodians of a sensitive site, the College is important economically,
environmentally and socially. It aims to develop specialist areas of expertise in land
based sectors and green energy development.
Its vision is to:
•

"be acknowledged throughout the region as a centre of learning within a
physically attractive setting, designed to inspire students and to enhance their
relationship with the natural world. We will replicate this ideal at outreach
locations across Devon through partnership working.

•

be recognised as a centre of vocational excellence for land based skills,
environmental conservation, rural sustainability and land use.

•

demonstrate good practice and innovation in all areas of work, particularly in
matters relating to the environmental, economic and social well being of
communities and individuals in Devon.

•

become a regional centre of excellence as the only agricultural land based
college in the South West."2

2.7

Central to the achievement of this vision is:
•

Gaining support from the Council to back the future enhancement of the College
as the only further and higher educational resource in East Devon by containing
in its Local Plan a specific policy backing development at the College; and,

•

The development of surplus low grade agricultural land at Woodbury Salterton
for residential development to fund improvements to the College Campus part
of which is set in Grade 1 registered parkland and which includes the Grade 2*

1

IN 2009-10 BICTON COLLEGE SUCCESSFULLY SECURED THE FUNDS TO ESTABLISH THE EARTH PROJECT. THE AIM OF THIS PROJECT

IS TO DEVELOP A CENTRE OF REGIONAL EXCELLENCE FOR ENVIRONMENTAL AND RENEWABLE TECHNOLOGY EDUCATION DESIGNED TO
ENGAGE THE USER ON A PRACTICAL AND RELEVANT LEVEL.
2

BICTON COLLEGE RECOVERY PLAN 2010/11 - 2014/15
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listed Bicton House.
2.8

Page 130 (paragraph 16.42) of the Local Plan says that: "Higher Education is
lacking in the District, since the closure of Rolle College in Exmouth, and residents
usually travel outside the District or study by correspondence course to obtain
higher qualifications. Bicton College still plays an important role in Further
Education provision in countryside management and rural studies, with a strong
emphasis on vocational training. Expansion of the services offered by Bicton will be
encouraged and supported."

2.9

Before we consider the specifics of Bicton College, in our clients view it is important
to note that the Council's text highlights that:
•

Further and Higher Education is lacking in the District and Bicton College is the
sole survivor3;

•

Rolle College has closed creating issues on how to best deal with a large site
previously in educational use and demonstrating how difficult it is for
educational establishments to survive in a competitive market; and

•

Residents of East Devon often travel outside the District to access educational
facilities which is neither desirable from a sustainability perspective nor from
the perspective of trying to ensure that foundations are laid to encourage local
economic growth and particularly in rural areas as required by National Planning
policy.

3

THE PERIOD SINCE THE INCORPORATION OF COLLEGES, IN 1993, WHEN THEY BECAME INDEPENDENT OF LOCAL GOVERNMENT

CONTROL, HAS SEEN A REDUCTION OF INDEPENDENT SPECIALIST (LAND- BASED) INSTITUTIONS FROM 34 TO JUST 16 BY 2010.
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3

EAST DEVON'S VISION
SECTION 3 VISION FOR EAST DEVON TO 2031

3.1

Paragraphs 3.1 to 3.14 of the Draft Local Plan set out the vision for East Devon:
“The Local Plan will help us tackle the challenges we face over the next 20 years
and we have created a vision statement to sum up our aims. The vision is
aspirational but also it is rooted in realism...We intend this Local Plan to keep East
Devon...a place where job creation is raising average income and where homes will
be affordable...We will safeguard the rural country...for the enjoyment of residents
and

visitors...We

commuting...East

...aim
Devon

economy...and...protect

to
will

encourage

more

[facilitate]

and enhance

and

the

local

jobs

change

conserve its

to
to

cut
a

down

low

on

carbon

outstanding natural

environment which contributes to the economic and social well being of its
communities...We will support a strong and viable agricultural sector...focused on:
helping local food production [and] maintaining food security and home supply.
The rural economy will be a varied one, widening the options for providing jobs and
promoting the different attractions (both natural and man made) that East Devon
has to offer."
3.2

Boiled down, via its stated vision, East Devon wants to:
•

Be a place where job creation is raising average income;

•

Build affordable homes because that is a "top priority" for it;

•

Safeguard the rural country...for the enjoyment of residents and visitors;

•

Provide more local jobs "to cut down on commuting";

•

Facilitate the change to a low carbon economy;

•

Protect and enhance and conserve its outstanding natural environment which
contributes to the economic and social well being of its communities;

•

Support a strong and viable agricultural sector; and

•

Promote the notion that: "The rural economy will be a varied one, widening the
options for providing jobs and promoting the different attractions (both natural
and man made) that East Devon has to offer."
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OBSERVATIONS ON SECTION 3 VISION FOR EAST DEVON TO 2031
3.3

Our clients fully endorse the sentiment of this vision and what it is trying to
achieve for East Devon. However, and for example in relation to our clients specific
land interests, the policy has to reflect what the vision is trying to achieve and it
doesn't go far enough.

3.4

In our view Bicton College and what the Principal and his extensive support
network are trying to achieve aligns perfectly with the vision for East Devon thus:
•

By educating young people the College, which has about 250 employees, will
help East Devon become a "a place where job creation is raising average
income"

•

The College's surplus land at Woodbury Salterton would supply affordable
homes in line with what the Council wants to achieve because that is a "top
priority" for it;

•

A financially stable college would help "safeguard the rural country...for the
enjoyment of residents and visitors" (if the College had to leave the site there is
no guarantee that the natural and built heritage asset would be open to the
public). Essentially it acts to "protect and enhance and conserve [the]
outstanding natural environment [in which it sits] which contributes to the
economic and social well being of [the residents of East Devon]" as required by
the plan.

•

As the Local Plan acknowledges, residents of East Devon often travel outside
the District to access educational facilities which is not desirable from a
sustainability perspective so a successful College would help "to cut down on
commuting";

•

The College is already helping East Devon to "facilitate the change to a low
carbon economy" and is trying to lead the way in this regard as shown by the
EaRTH project where the aim is to "develop a centre of regional excellence for
environmental and renewable technology education designed to engage the
user on a practical and relevant level"; and,

•

To "support a strong and viable agricultural sector" which is part of its vision,
the Council MUST support the development of the College which is "working
hard to inspire a new generation to forge careers in practical vocations in
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farming and related land based industries".
3.5

In essence the College encapsulates East Devon's notion that: "[its] rural economy
will be a varied one, widening the options for providing jobs and promoting the
different attractions (both natural and manmade) that [it] has to offer."
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4

KEY ISSUES
KEY ISSUES AND OBJECTIVES

4.1

Section 4 is about the key issues and objectives that East Devon's Local Plan
should address. Paragraph 4.1 states:

4.2

"There are many positive things about East Devon. We have listed some of these
below under thematic headings:
1. Jobs and Economic Growth - East Devon is an attractive environment for
enterprise witnessed particularly by the number of thriving businesses. We have
a vibrant tourism industry and some high quality jobs particularly in the
Western part of the District with good access to the Exeter work market too. As
a District we have low unemployment rates.
2. Housing - East Devon boats extremely attractive towns and villages with good
quality housing including many fine period properties.
3. Balanced Communities - East Devon healthy living environment and healthy
population. Facilities in the District's towns (and larger villages) are good and
crime levels are low. We have good schools and friendly people.
4. Transport - East Devon has an extensive road network and our towns have
reasonable good public transport. We have two main line rail links, with trains
giving direct access to London. We have a vast network of footpaths and a
growing cycle route network. Congestion and traffic jams are rare in East Devon
except for some roads into Exeter or on the edges of the City.
5. Carbon Emissions and Climate Change - East Devon offers a wide ranging
potential for renewable energy generation. There are current proposals for a
flagship combined heat and power plant to serve Cranbrook and other eco
friendly initiatives in the District.
6. Biodiversity - East Devon has a rich and varied range of species and habitats
many nationally and internationally important wildlife sites and significant
opportunities for people to enjoy the natural world.
7. Green Infrastructure and Recreation - the green spaces of East Devon's
countryside and its extensive coastline ensure that we have an abundance of
open and informal recreation space.
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8. Landscape, AONBs and the Coastal Zone - East Devon has landscapes of
stunning quality, our largely undeveloped coastline forms a part of England's
only World Heritage site designated for geological reasons. We have two AONBs
which together cover two thirds of the District.
9. Built Heritage - East Devon is rich in built heritage. It has high quality, beautiful
villages and towns, and many listed buildings, displaying the wide range of local
building materials."
OBSERVATIONS ON KEY ISSUES AND OBJECTIVES
4.3

In this context we are taking "key" to mean "something that is crucial", "issue" to
mean "an important subject requiring a decision", and "objective" to mean "goal".
It seems fair to assume therefore that East Devon's list of "Key Issues and
Objectives" should be a list of crucial subjects requiring an action or actions which
should be described and which should feed into goals that the Council wants to
achieve.

4.4

If we are right in our assumptions about what the Council means an example might
be: further and higher education is crucial for social, cultural and economic
reasons; there is now only one further and higher education establishment in the
District; the analysis shows that this has struggled financially in recent times but
that it is now making headway; the Council aims to set out its policy to protect and
enhance its educational asset which happens also to be a heritage asset. Boiled
down, ensuring Bicton College develops is a key issue and the Council should aim
to do that via its policy.

4.5

Another example might be: housing is crucial; the type of housing required needs
to be decided; the analysis shows that affordable housing is required; the Council
aims to set out its policy to deliver affordable housing. Boiled down, affordability of
housing is a key issue and the Council aims to provide more of it via its policy.

4.6

But Paragraph 4.1 bears no resemblance to the vision at Section 3 and neither
attempts to list key issues nor objectives linked to key issues. Instead it lists
positive things about East Devon under headings.
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4.7

Moreover, it bears no resemblance to the Council's Core Strategy Full Consultation
Document of August 2010 which gives over eight detailed pages to identifying key
issues (instead of the one page given over in this most recent document.) The
Council said then that it had been gathering evidence over a number of years
which in turn had identified key issues and it is difficult to accept that these issues
have now either disappeared or have been dealt with.

4.8

Local Plans should identify key issues and address them and in our view the
Council is ducking the key issues that it should be addressing in its Local Plan
which include:
•

A lack of further educational facilities;

•

A lack of support in the past for the only remaining further education facility in
the district;

4.9

•

A lack of affordable housing provision and delivery;

•

Out commuting;

•

High numbers of low wage and seasonal jobs and economically inactive people;

•

Carbon emissions and climate change; and,

•

Physical, Social and Community and Green Infrastructure provision.

In summation we feel that key issues should be listed in the Local Plan, that policy
should be geared to deal with them, and the key issues for the Local Plan to deal
with include those outlined in paragraph 4.8 (above) of this consultation response.

Bicton College
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5

SPATIAL STRATEGY
SECTION 6 SPATIAL STRATEGY GENERAL

5.1

According to the Local Plan the feedback and evidence that the Council received as
a result of the previous Issues and Options Consultation highlighted that "having
most development in existing urban areas" was preferred.

5.2

Furthermore, the Council's sustainability appraisal and evidence tells it that:
•

"Development should be focused on areas that have the greatest amount of
services, employment and public transport...and...

•

The Devon Structure Plan sets out policy for an urban focused approach to
development."

5.3

The plan also recognises that "without development many [settlements]...will
become communities of the retired and wealthy commuters travelling ever longer
distances to work... [and that] development, particularly affordable housing and
jobs, in [these settlements]...will help sustain, enhance, and make them self
supporting places to live and work."
OBSERVATIONS ON SECTION 6 SPATIAL STRATEGY GENERAL

5.4

In line with the foregoing our clients believe that most development should be
steered close to existing urban areas like Exmouth and Exeter and into villages in
this vicinity (like Woodbury Salterton) where the "greatest amount of services,
employment and public transport" exist and which, if properly planned for, would
deliver "affordable housing and jobs... [to] help sustain, enhance, and make [the
settlements of East Devon] self supporting places to live and work."
DRAFT STRATEGY 1 OVERALL SPATIAL STRATEGY FOR DEVELOPMENT IN
EAST DEVON

5.5

This strategy outlines that the District will have to plan for about 15,000 homes
and about 180 Ha of employment land.
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OBSERVATIONS ON DRAFT STRATEGY 1 OVERALL SPATIAL STRATEGY FOR
DEVELOPMENT IN EAST DEVON
5.6

EDDC (and its LDF Panel) has already accepted that the analysis behind the south
west’s Regional Spatial Strategy (RSS) is robust. The RSS said that 17,100 new
dwellings should be accommodated in East Devon. In spite of this the Council has
decided to consult on only 15,000 dwellings. Based on the evidence behind the
RSS, our clients believe that more housing should be allocated in the District with
around 10% of any allocation allocated to rural areas and of that 10% the majority
should be allocated to villages closest to urban areas like Exeter and Exmouth, and
in villages with good service provision; villages like Woodbury Salterton.
DRAFT STRATEGY 2 SCALE AND DISTRIBUTION OF DEVELOPMENT IN EAST
DEVON

5.7

The approach would involve East Devon's West End accommodating about 50% of
the houses and about 50% of the employment land required, the towns of East
Devon accommodating about 40% of the houses and about 40% of the
employment land required with the remainder in to be accommodated in the rest of
the District. For Woodbury parish, the Local Plan tells us that it should
accommodate 40 dwellings in the plan period.
OBSERVATIONS ON DRAFT STRATEGY 2 SCALE AND DISTRIBUTION OF
DEVELOPMENT IN EAST DEVON

5.8

Our clients OBJECT to this draft strategy. (Please read the following in the context
of what we say elsewhere in this paper.)

5.9

We can see from EDDC’s most recent Annual Monitoring Report (AMR) of March
2011 that over the last 15 years (to 2009/10) Woodbury parish of which Woodbury
Salterton is part has contributed an average of about 7 dwellings per annum out of
an average total across the district of 490 dwellings per annum, equating to about
1.5% of the total provision. However, in the last 5 years of the same 15 year
period, some of which was during a property boom, Woodbury parish contributed
an average of 6 dwellings per annum.
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5.10 The slowdown in performance in the last 5 years of the aforementioned 15 year
period indicates that it is getting harder to develop within the existing Built up Area
Boundaries (BUAB) of Woodbury and Woodbury Salterton and that to deliver the
housing numbers that the parish clearly needs land has to be allocated to meet
demand (And for reasons stated herein our clients land is a suitable site for
housing development in a village with a good level of local facilities - It has a
primary school, pub, village hall, church and regular bus services to Exeter and
Exmouth.)
5.11 There is no sensible reason to deviate from the foregoing line meaning that based
on a figure of 15,000 homes, the Local Plan should provide for 225 houses in
Woodbury parish (1.5% of the total provision), however, it makes provision for
only 40 (35 at Woodbury plus 5 at Woodbury Salterton) houses which is 0.25% of
the amount required by the plan.
5.12 Essentially, there is not enough housing allocated for Woodbury parish and the
spatial housing strategy does not deal with a key related issue - affordable housing
delivery in villages4- all leaving the plan unsound in our view. More housing, to
deliver the right type of housing, should be allocated for Woodbury parish and that
means both Woodbury and Woodbury Salterton.
5.13 Therefore, our clients OBJECT to Draft Strategy 2. It should be revised and make
reference to an increased number of homes for villages like Woodbury Salterton.
Based on much of what we say herein the number of homes that should be
allocated to Woodbury parish should be in the region of 1.5% (225 homes) of the
total allocation and the number should come from the 10% of the total allocation
that is to be allocated to the villages of East Devon.
5.14 It is considered that the current approach is contrary to that required under
national planning policy. PPS3 states that the 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

4

THE FIGURES USED FOR THE PLAN ARE INCONSISTENT AND THEY SHOULD BE SIMPLIFIED. WHEN IT DISCUSSES AFFORDABLE

HOUSING FIGURES IT GROUPS PARISHES. WHEN IT DISCUSSES HOUSING IN THE ROUND IT DOESN'T.
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there is a continuous five year supply of deliverable sites (i.e. those which are
available, suitable and achievable) (paragraph 57). There is no proposed allocation
for Woodbury parish which would not accord with any of these requirements.
5.15 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. For the Local Plan to be considered sound it must therefore make provision
to ensure these objectives are met.
5.16 In our clients view, the current under supply for Woodbury parish is very likely to
lead to a situation whereby the Council cannot meet these objectives. This would
suggest that the approach currently being proposed is incapable of being judged as
sound.
5.17 Our clients would suggest that a more robust approach would be to increase the
proposed allocation at Woodbury parish. It is also our client’s view that the failure
to make adequate 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.
5.18 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:
•

Make provision for a higher number of new homes, in line with the 17,000
homes proposed in the draft RSS; and,

•

Increase the overall level of provision proposed in parishes like Woodbury which
should be allocated about 225 homes or higher a figure which should come
from the 10% of the overall provision to be allocated to the villages.

DRAFT STRATEGY 3 SUSTAINABLE DEVELOPMENT
5.19 This says that the Council is committed to sustainable development and to taking
the long term view.
OBSERVATIONS ON DRAFT STRATEGY 3 SUSTAINABLE DEVELOPMENT
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5.20 Our client, a generational business which always tries to take the long term view,
endorses this strategy.
DRAFT STRATEGY 4 BALANCED COMMUNITIES
5.21 This says: "By balanced communities we mean that ...there is a match between the
jobs, the homes and the educational, social and community facilities. Ideally also in
the range of ages in the residential population. Key components of a balanced
community include: securing social, health and community and educational
facilities....new housing should secure their provision and keep the community
vibrant and viable; and, ...getting more aged balanced communities - many East
Devon communities have an overtly aged population profile. Where this is the case
we will encourage residential development that will be suited to or provide for
younger people and younger families."
OBSERVATIONS ON DRAFT STRATEGY 4 BALANCED COMMUNITIES
5.22 We agree with the thrust of this strategy which says "Key components of a
balanced community include:...securing...educational facilities". The College needs
to be secured and the way that the Council can ensure that this happens is to
support development of the college via policy.
5.23 We also agree that "new housing [would]...keep the community vibrant and
viable...[and that the Council should concern itself with] getting more aged
balanced communities [since] many East Devon communities have an overtly aged
population profile [and] where this is the case [the Council] will encourage
residential development that will be suited to or provide for younger people and
younger families."
DRAFT STRATEGY 5 ENVIRONMENT
5.24 This strategy says: "All development proposals will contribute to the delivery of
sustainable development, ensure the protection and enhancement of natural and
built environmental assets"
OBSERVATIONS ON DRAFT STRATEGY 5 ENVIRONMENT
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5.25 We give our support to this strategy.
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6

SMALLER TOWNS VILLAGES AND COUNTRYSIDE
SECTION 15 GENERAL

6.1

This section says that: "More than any other human activity, farming has shaped
the landscape of East Devon...Farming and allied trades and businesses remain
integral to the present and future of East Devon...The Council will seek to work
with partners to secure a viable agricultural sector and promote development that
will help and retain and enhance farming, including cases where development,
diversification and business activity would add value to agricultural...practises".

6.2

According to the Local Plan the feedback and evidence that the Council received as
a result of the previous Issues and Options Consultation highlighted that: "There is
a shortage of affordable housing, both to rent and buy, and a shortage of sheltered
and special needs housing to enable rural residents to remain in their local area.
Smaller dwellings, of 1-3 bedrooms, are in most demand to meet local needs."

6.3

The sustainability appraisal and evidence tells the Council that "Basing the scale of
development on the level of services, accessibility and the ability of settlements to
meet the daily needs of residents accords with the sustainability appraisal...In
settlements with a well established and locally supported need for affordable
housing, a proactive approach to identifying suitable sites, in addition to
appropriate use of a rural exceptions policy, may be needed to ensure these needs
are met. Whilst the distance to amenities, services and employment sites should be
minimised particular circumstances of the service or proposed location may mean
that sustainability impacts are not as negative as may be expected."
OBSERVATIONS ON SECTION 15 GENERAL

6.4

We are very pleased that the Council understands the role that agriculture has
played and still plays in the local economy and that it wants to help agricultural
and other rural businesses. Development of the college campus would promote
rural economic development and development at Woodbury Salterton would be
diversification and restructuring of a rural business on a grand basis commensurate
with the size of the countryside enterprise which is Bicton College. The Council
needs to acknowledge this.
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6.5

Furthermore, our clients feel that the Local Plan as proposed is at odds with the
Council's own evidence for the district and for places like Woodbury Salterton. It is
difficult to comprehend why only 40 houses (0.2% of the total required in the plan)
have been earmarked for Woodbury parish when:
•

from EDDC’s most recent Annual Monitoring Report (AMR) of March 2011 we
can see that it over the last 15 years (to 2009/10) has contributed an average
of 7 dwellings per annum out of an average total across the district of 490
dwellings per annum, equating to 1.5% of the total provision; and,

•

the previous Issues and Options Consultation highlighted that "[the] need for
more affordable housing was highlighted as a key issue."

6.6

Local Plan policy should reflect the evidence gathered which strongly suggests that
more housing should be provided in Woodbury parish, more affordable housing
should be provided for it and housing should be delivered on our client's land at
Woodbury Salterton, in Woodbury parish.
DRAFT

STRATEGY

22

DEVELOPMENT

AT

THE

SMALL

TOWNS

AND

VILLAGES WITH BUILT UP AREA BOUNDARIES AND DRAFT
STRATEGY 23 MIXED MARKET AND AFFORDABLE HOUSING
OUTSIDE BUILT UP AREA BOUNDARIES
6.7

Draft Strategy 22 says: "The Preferred Approach will see Built-Up Area Boundaries
and the following house numbers assigned to these settlements:...Woodbury
35...Woodbury Salterton 5....These settlements are very different in their size and
character but all offer a range of accessible services and facilities to meet the
everyday needs of local residents and the surrounding area. All the settlements
with Built-up Area Boundaries are served to some extent by public transport, with
some villages offering frequent train and/or bus services...It is envisaged that,
unless a higher figure has been established with the local community each village
will accommodate growth at a rate of 5% rounded to the nearest 5 dwellings
(based on the number of houses within the Built-up Area Boundary of each
settlement as at 31st March 2011) over the Plan period, along with associated
employment provision.
Homes: New homes will integrate with existing settlements, in accordance with
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existing Design Statements and where new housing is provided on the edge of
settlements it should integrate with new employment and community facilities.
Built-up Area Boundaries will need to be amended through future stages of plan
making. Through Neighbourhood Plans dwelling numbers, and employment
provision and other land uses/development types, may be increased with local
support, to reflect size of settlements, local needs, local aspirations for growth and
potential development site characteristics.
Jobs: The onus will be on meeting local employment needs and supporting the
appropriate expansion of existing businesses. Upgrading and enhancement of
existing employment sites and provision of a range of additional employment sites
to provide opportunities for local residents to work close to their homes will be
encouraged. For every new dwelling the aim will to be to provide one new job
opportunity. The type of jobs depending on local circumstances. In some areas
contributions may be sought towards infrastructure costs, such as high speed
broadband, to facilitate homeworking.
Facilities: Additional retail, social, community, health and education facilities will be
supported at settlements, and will be an integral requirement of new development.
Loss of existing facilities will be resisted.
Infrastructure: All these settlements are well served by public transport, but more
frequent provision will be encouraged. High speed technology and communications
links will be encouraged, particularly where they will reduce social isolation or
improve employment opportunities."
6.8

The preamble to Draft Strategy 23 says: "There is a pressing need for affordable
housing throughout the District. It is anticipated that this will mainly be provided
as a percentage of allocated housing on larger sites however, on smaller sites,
where this is impractical, a contribution towards affordable housing will be sought.
To help provide for affordable housing, recognising the need to generate money to
subsidise provision, mixed affordable/open market schemes will be permitted
where they are located adjacent to, but outside, Built-up Area Boundaries. In some
instances due to the need to protect an important historic, landscape or nature
feature, sites not immediately adjacent but well-related and within easy walking
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distance will be considered. All sites will need to be close to a range of facilities and
meet a proven local need. Such schemes will be required to contribute towards
community facilities and infrastructure to the same extent as other market
residential development. Up to 15 houses may be built under this policy and the
affordable housing must account for at least 66% of all the houses built."
6.9

Draft Strategy 23 says: "Mixed affordable and open market housing schemes for
up to 15 dwellings will be allowed in rural settlements where there is a proven local
need. Sites will need to be well related to the settlement and close to a range of
facilities. Affordable housing must account for at least 66% of the houses built."
OBSERVATIONS ON DRAFT STRATEGY 22 DEVELOPMENT AT THE SMALL
TOWNS AND VILLAGES WITH BUILT UP AREA BOUNDARIES AND
DRAFT

STRATEGY

23

MIXED

MARKET

AND

AFFORDABLE

HOUSING OUTSIDE BUILT UP AREA BOUNDARIES
6.10 Based on the past performance of Woodbury parish delivering 1.5% of the total
housing provision in East Devon planning for 40 dwellings to serve it for 20 years is
not nearly enough - if EDDC is to deliver 15,000 houses then 40 houses is only
0.25% of that total.
6.11 We can see from EDDC’s own figures (in its most recent AMR) that of the 60
houses built in Woodbury parish between 2000/2001 and 2009/2010 of these only
5 developments met the threshold necessitating the need for affordable housing
provision. Crucially, even if all of these delivered the full policy requirement of 40%
affordable only 18 dwellings out of 95 are affordable; that’s 19%.
6.12 On the subject of affordable housing, EDDC has an acute affordable housing issue.
This is reflected in Woodbury parish. The Councils own data shows that there is a
massive district wide need for affordable homes and from its Housing Market
Assessment of 2007 we can see that the Council needed 250 affordable homes per
annum. But up to 2011 only 150 affordable units in total had been delivered and
we can only conclude from figures in the Council's AMR which show a failure to
deliver affordable housing across the board that the situation is worsening. (This is
all reflected in Woodbury parish which needed 40 affordable homes in three years
according to the Council.)
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6.13 At the previous Local Plan Inquiry the Inspector accepted that, based on robust
evidence presented by EDDC that developments should deliver 40% affordable
housing. Regarding this figure, the Council has dramatically under performed reflected in Woodbury parish. Set against this backcloth the plan favours dropping
its affordable housing target figure across many parts of the district from 40% to
25%.
6.14 Essentially, the Councils own evidence shows that:
•

Woodbury Salterton is an East Devon village with good Social and Community
infrastructure and services;

•

Woodbury Salterton is close to both Exeter and Exmouth and therefore to good
physical, social and community and green infrastructure and public transport
links;

•

Not enough housing is allocated to Woodbury parish;

•

There is an acute affordable housing issue across the district and in Woodbury
parish;

•

Based on robust evidence presented by EDDC at the previous Local Plan Inquiry
the Inspector accepted that developments should deliver 40% affordable
housing;

•

Of all houses built in Woodbury parish in the last 5 years a maximum of 19%
have been affordable; and,

•

To meet the housing and affordable housing need in Woodbury parish land has
to be allocated.

6.15 In order to achieve the additional housing growth which should be identified, our
client is of a view that their land should be identified (EDDC 2009 SHLAA:
available, suitable and achievable for 142 houses). Housing development is
appropriate in this location and where there are constraints these can be
overcome. In relation to the issues affecting this site:
•

The site is immediately adjacent to the built up area boundary of Woodbury
Salterton close to the village centre, sports facilities and primary school.

•

The most recent Housing Needs Report, carried out in 2008, identified 40
households in need of affordable housing in the parish in 3 years. Development
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on our client's land would go some way towards meeting the identified (and still
growing) shortfall.
•

In terms of landscape impacts development would sit well into the landscape.

•

Acceptable access could be taken.

•

Housing could be designed to respect its setting.

6.16 Taking these factors into account, it is our client’s view that their land can and
should be identified for housing development.
DRAFT

STRATEGY

24

SUSTAINING

AND

DIVERSIFYING

RURAL

ENTERPRISES
6.17 According to the draft strategy "The Preferred Approach is that the Local Plan will
provide for developments that will help sustain and diversify agricultural and
traditional rural enterprises and add value to rural produce production."
OBSERVATIONS ON DRAFT STRATEGY 24 SUSTAINING AND DIVERSIFYING
RURAL ENTERPRISES
6.18 In addition to what we have said we appreciate the sentiment of this draft strategy
By developing on land at Woodbury Salterton, Bicton College would release funds
to effect sensitive development at its Campus. By not developing there would not
be that opportunity for investment in the College putting unwanted pressure on
heritage assets.
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7

ENSURING WE HAVE THRIVING COMMUNITIES
DRAFT STRATEGY 25 PROMOTING OPPORTUNITIES FOR YOUNG PEOPLE

7.1

This says: "Support will be provided for initiatives that promote enhanced
opportunities for access to further education, housing suitable for first time buyers
and training/apprenticeships posts for young people."
OBSERVATIONS ON DRAFT STRATEGY 25 PROMOTING OPPORTUNITIES
FOR YOUNG PEOPLE

7.2

Again we fully endorse the thrust of this draft strategy but words are not enough;
delivery is the most important thing. In the first instance the support that the
Council says that it wants to provide has to be given by allocating enough land to
deliver the aspiration: more housing should be allocated in Woodbury Salterton and
housing could be built on our land all of which in turn would lead to the results that
Draft Strategy 25 seeks especially when it is borne in mind that proceeds from any
development there would be recycled into education which again hits right at the
heart of this draft strategy.
DRAFT STRATEGY 29 DISTRICT WIDE AFFORDABLE HOUSING PROVISION
TARGETS

7.3

"Affordable housing will be required on all developments within East Devon where
there is a net gain of one dwelling...Outside of the areas listed in the above table
[areas like Woodbury] 50% of the dwellings shall be affordable, subject to viability
considerations. The affordable housing provision should seek to achieve a target of
70% social or affordable rent accommodation and 30% intermediate or other
affordable housing."
OBSERVATIONS ON DRAFT STRATEGY 29 DISTRICT WIDE AFFORDABLE
HOUSING PROVISION TARGETS

7.4

The Council says that its "top priority" is to deliver affordable housing given that it
has an acute affordable housing issue reflected in Woodbury parish. At the previous
Local Plan Inquiry the Inspector accepted that, based on robust evidence, EDDC
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should deliver 40% affordable housing. For various reasons the Council has not
been remotely close to attaining this figure5.
7.5

Set against this backcloth the Local Plan is proposing to drop the affordable
housing percentage requirements. East Devon and Woodbury parish needs
affordable housing and based on past trends land has to be allocated to do it.

7.6

Essentially, a key issue is the delivery of affordable housing in Woodbury parish
and this has to be a strategic objective for the Local Plan to address. It does not do
this in our view and it should. Moreover, a scheme for dwellings on our land would
hit right at the heart of this issue because it would deliver affordable houses.

5

THE FIGURES USED FOR THE PLAN ARE INCONSISTENT AND THEY SHOULD BE SIMPLIFIED. WHEN IT DISCUSSES AFFORDABLE

HOUSING FIGURES IT GROUPS PARISHES. WHEN IT DISCUSSES HOUSING IN THE ROUND IT DOESN'T.
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8

DEVELOPMENT MANAGEMENT POLICIES
H2 RESIDENTIAL LAND ALLOCATION

8.1

Page 192 of the plan says:
"New Homes and Residential Development
21.56 Thorough policy work we will identify sites for new homes to be built.
H2 - Residential Land Allocation
Proposed local, small scale or non strategic allocations sites are not defined at this
stage of plan making/in this consultation draft of the plan. These local, small scale
or non-strategic sites will be considered through one or more of the following:
a) Further consultation and site assessment work on this Local Plan.
b) A ‘follow on’ site specific allocation Local Plan document.
c) Neighbourhood Plans.
d) Other local planning initiatives.
It is recognised however, that some respondents to this consultation document will
want to propose local, small scale or non strategic sites for residential development
purposes. If this Local Plan does ultimately include local, small scale or nonstrategic housing allocation sites they will feature under an amendment to this
policy. However, if this plan does not show local, small scale or non-strategic sites
then policy be irrelevant and deleted. Site submissions will inform subsequent
work.
In proposing sites for development purposes respondents should comment on the
following considerations which will be included in site assessment work:
1. Use, where possible, of sites falling inside existing Built-up Area Boundaries.
2. Demonstration of land owner interest in seeing the site developed.
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3. Preference for use of Brownfield/previously developed land.
4. Avoidance of features of environmental importance.
5. Easy site accessibility, by walking and cycling, to facilities and public transport
services.
6. Sites being well related to existing Built-up Area Boundaries.
In rural areas (outside of the seven main towns of East Devon) sites should also be
suitable for mixed use residential and small scale employment uses."
OBSERVATIONS ON H2 RESIDENTIAL LAND ALLOCATION
8.2

We OBJECT to H2.

8.3

Local plans should allocate land for development and show how land is to be
developed; in other words the onus is on Council's to demonstrate that their Local
Plans are deliverable and Local Plans can only be shown to be deliverable in our
view when they clearly set out where development should happen. The fact that H2
says that "local, small scale or non-strategic sites will be considered through one or
more of the following:...further consultation and site assessment work; ...a ‘follow
on’ site specific allocation Local Plan document....Neighbourhood Plans;...and,
...local planning initiatives" puts into doubt the robustness of the plan.

8.4

Presumably H2 has been thought out to dovetail with the localism agenda, but
localism does not mean that a Local Planning Authority, where the vast majority of
planning expertise available to parish councils, public sector bodies and the
population at large exists, and which is part of a Council of democratically elected
Members, should pass the buck to parish councils or other non democratically
elected groups.

8.5

The leader of the Council says in the Local Plan that "East Devon District Council
has spent the past five years gathering data and consulting with the community as
it works towards a new Local Plan." And of this latest round of consultation says
"we are conducting a public review of the latest document, produced after many
months of evidence gathering by Officers and hours of painstaking discussion by
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Councillors". The point is that the Council has a vast amount of evidence and will
know through that, its SHLAA process and other such processes where land has
been put forward for development and should be allocating land in its Local Plan
now. Any other approach would create uncertainty cause delays to development
affecting the supply of much needed housing and in particular affordable housing,
and call into question the overall soundness of the plan. (E.g. What if Parish
Council's said that they did not want to take part in allocating land for
development? Who would guide the Parish Councils? What if an unelected group of
people in a village commandeered plan making for that village? Is it right that the
Development Management function should be in a position where it, in effect,
would be allocating land for development and does it have such expertise?),
8.6

H2 also says that "if this Local Plan does ultimately include local, small scale or
non-strategic housing allocation sites they will feature under an amendment to this
policy...if this plan does not show local, small scale or non-strategic sites then
policy be irrelevant and deleted. Site submissions will inform subsequent work" and
to be honest neither we nor our clients fully understand this statement nor can we,
through our limited understanding of it, work out what it is trying to achieve.

8.7

We think that it means that if the plan does not include non strategic sites then
policy H2 will be deleted; and if it does include non strategic sites then it will be
amended. If we are right here we stand by the foregoing and for those reasons
strongly believe that it should be amended and allocate suitable sites for
development.

8.8

Though we question whether it is realistic to deliver the housing required on
existing sites within built up area boundaries or on brownfield land, we endorse the
part of this draft strategy which implies that sites for development purposes should
be put forward for development by the landowner (as is the case here) and;
•

"[avoid] features of environmental importance..." (our client's land is not
designated for its environmental importance);

•

"have easy site accessibility, by walking and cycling, to facilities and public
transport services... and [be] well related to existing Built-up Area Boundaries"
(our client too believes that most development should be steered to areas like
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Woodbury Salterton, where their land is located and where the greatest amount
of services, employment and public transport exist and to land well related to
settlement boundaries as their's is.)
8.9

Here we reiterate what we have said above: "In order to achieve the additional
growth which should be identified, our client is of a view that their land should be
identified. (Please see enclosed plan for details). Housing development is
appropriate in this location and where there are constraints these can be
overcome. In relation to the issues affecting this site:
•

The site is immediately adjacent to the built up area boundary of Woodbury
Salterton close to the village centre, sports facilities and primary school.

•

The most recent Housing Needs Report, carried out in 2008, identified 40
households in the parish in need of affordable housing in 3 years. Development
on our client's land would go some way towards meeting the identified (and still
growing) shortfall.

•

In terms of landscape impacts development would sit well into the landscape.

•

Acceptable access could be achieved.

•

Housing could be designed to respect its setting.

8.10 Taking these factors into account, it is our client’s view that their land can and
should be identified for housing development."
H5 AFFORDABLE HOUSING ON EXCEPTION SITES
8.11 The preamble to H5 says: "Plan policy follows national advice whereby small sites
within or adjoining villages (typically abutting Built-up Area Boundaries) which
would not normally be released for housing can exceptionally be released for
affordable housing. This is provided that need can be demonstrated, that the local
need cannot be accommodated in any other way and that long-term arrangements
can be made to reserve the housing for local people.
21.61 In considering the need for affordable housing the District Council will have
regard to the housing needs assessment and also additional Council records.
Account will be taken of the specific need within the Parish in which the application
land is sited and in addition regard will also be paid to need in surrounding
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Parishes."
8.12 H5 says: "The provision of affordable housing should, wherever possible, be
accommodated on sites within Built-up Area Boundaries. Where this is not possible,
planning permission may be granted for small-scale developments for affordable
housing on sites which would not otherwise be released for residential development
provided that clear evidence of the community’s need for affordable housing exists
and that:
1. The need in any given locality would not otherwise be met.
2. The development is within or well related to a village with a population below
3,000 persons, is well designed using local materials, well related to the existing
built form, community services and facilities and sympathetic to the character of
the settlement and has a satisfactory highway access."
OBSERVATIONS ON H5 AFFORDABLE HOUSING ON EXCEPTION SITES
8.13 Our client fully endorses this policy.
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9

CLIMATE CHANGE
SECTION 17 CLIMATE CHANGE GENERAL

9.1

Section 17 is about ways in which we can plan for greater energy efficiency and
renewable energy generation.
OBSERVATIONS ON SECTION 17 CLIMATE CHANGE GENERAL

9.2

We welcome the thrust of this section and it is pleasing that it the Council will help
facilitate the change to a low carbon economy. The College is focused on doing it's
part in effecting this policy and in 2009-10 successfully secured the funds to
establish the EaRTH project where its aim is to develop a centre of regional
excellence for environmental and renewable technology education designed to
engage the user on a practical and relevant level.
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10 NATURAL AND BUILT ENVIRONMENT
SECTION 18 OUR OUTSTANDING NATURAL AND BUILT ENVIRONMENT
GENERAL, DRAFT STRATEGY 40 LANDSCAPE CONSERVATION
AND ENHANCEMENT AND AONBS, AND DRAFT STRATEGY 43 THE
BUILT HERITAGE AND BUILDING CONSERVATION
10.1 The gist of Section 18 is that East Devon has truly outstanding built and natural
environments worthy of protection recognised by the national and international
designations which cover many parts of it.
10.2 Draft Strategy 40 says "Development will need to be undertaken in a manner that
is sympathetic to and helps conserve and enhance the quality and local
distinctiveness of the natural and historic landscape character of East Devon, in
particular in Areas of Outstanding Natural Beauty.
10.3 Development will only be permitted where it:
10.4 1. Conserves and enhances the landscape character of the area; and
10.5 2. does not undermine landscape quality; and
10.6 3. Is appropriate to the economic, social and well being of the area.
When considering development in or affecting AONBs, great weight will be given to
conserving and enhancing their natural beauty."
10.7 Draft Strategy 43 is about conserving and enhancing the physical and cultural
heritage.
OBSERVATIONS ON OBSERVATIONS ON SECTION 18 OUR OUTSTANDING
NATURAL

AND

BUILT

ENVIRONMENT

GENERAL,

DRAFT

STRATEGY 40 LANDSCAPE CONSERVATION AND ENHANCEMENT
AND AONBS, AND DRAFT STRATEGY 43 THE BUILT HERITAGE
AND BUILDING CONSERVATION
10.8 There is no doubt that East Devon has truly outstanding built and natural
environments worthy of protection and our clients fully endorse the thrust of
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Section 18 not least because they are responsible for natural and built assets
afforded the highest protection.
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11 CONCLUSION
11.1 In conclusion, we hope that the Council:
•

Will back the future enhancement of the College as the only major further and
higher educational resource in East Devon by containing in its Local Plan a
specific policy backing development at the College (as many other Local
Planning Policy Documents in England have done (examples can be provided)
and we respectfully suggest a policy with wording such as: "Bicton College
offers regionally important further and higher educational facilities. It lies within
a sensitive area where further development may not be appropriate, however,
the Council acknowledges that the College is of regional importance and
proposals for development that are demonstrably necessary to support it are
therefore likely to be supported by the Council.”; and,

•

Will allow for future investment in the College by allocating surplus lower grade
agricultural land at Woodbury Salterton for residential development to fund
improvements to the College Campus part of which is set in Grade 1 registered
parkland and which includes the Grade 2* listed Bicton House.
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13 APPENDIX 1 LOCATION PLAN BICTON COLLEGE
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14 APPENDIX 2 LOCATION PLAN LAND AT WOODBURY
SALTERTON
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Representor 0227 - WYG Planning & Design on behalf of Millwood Homes (Devon) Ltd

The East Devon District Council Consultation New Local Plan
Draft Strategy 2 and 11
Representations by WYG on behalf of Millwood Homes (Devon) Ltd
Land at Pinn Court Farm, Pinhoe
1.

INTRODUCTION

1.1

Millwood Homes (Devon) Ltd

These representations are submitted on behalf of Millwood Homes (Devon) Ltd to respond to the Local
Plan consultation, hereafter referred to as the New Local Plan.

Millwood Homes have an interest in land at Pinn Court Farm, Pinhoe, located between the M5 on the west
boundary and the B3181 on the east boundary of the site. Pinn Court Farm is identified as part of the
proposed urban extension of Pinhoe (Draft Strategy 11 refers).

Millwood Homes control all of the land required to bring the Pinn Court Farm site forward for development
that is in dual ownership and is considered to be available and deliverable.

In preparing these representations, particular regard has been paid to national policy guidance in respect
of the intended role of LDF documents and the tests that should be applied to ensure that emerging
DPD’s are ‘sound’. This guidance is principally to be found in PPS12: Local Spatial Planning.

Overall, Millwood Homes supports the Vision and Objectives within the New Local Plan and in particular
the proposed allocation at Pinn Court Farm. Millwood Homes have a number of specific comments to
make in respect of the proposed allocation at Pinn Court Farm (Draft Strategy 11 refers).

1.2

Tests of Soundness

At this stage in the preparation of New Local Plan it is important to consider whether the document is
‘sound’ and if not, what steps need to be taken to make it so before submission to the Secretary of State.

Guidance set out in PPS12 (paragraph’s 4.36 – 4.51, 5.52 and the boxed text refer in particular) and LDF
Soundness Guidance from PINS, dated, August 2009, makes clear that to be sound a Core Strategy
should be:

1. Justified
2. Effective
3. Consistent with national policy

In commenting upon the Core Strategy Report, particular regard has been paid to this guidance.

1.3

Justification for proposals

PPS12 requires that to be ‘justified’ a Core Strategy needs to be:

•

Founded on a robust and credible evidence base; and

•

The most appropriate strategy when considered against reasonable alternatives

1.4

Effective proposals

Paragraph 4.44 of PPS12 requires that to be ‘effective’ a Core Strategy needs to be:

•

Deliverable;

•

Flexible; and

•

Able to be monitored.

Paragraph 4.46 of PPS12 states that in order to achieve flexibility, “A strategy is unlikely to be effective if
it cannot deal with changing circumstances”.
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2.0

Draft Strategy 2 and 11

Paragraph 7.44 sets out a summary of “What the Sustainability Appraisal tells us” and describes “potential
problems with development North of Pinhoe on a number of environmental and community facility fronts”.
We assume that these constraints refer to land at Old Park Farm that was previously considered as a
second phase to the Outline consent at the site. We agree with this assessment and support the
exclusion of any further phases to the Old Park Farm development area.

Paragraph 7.44 goes on to say that “We understand that the existing roads through Pinhoe may be able
to accommodate the traffic generated from up to 800 new homes and some traffic generated from other
uses”. The Highway Authority has confirmed that traffic capacity issues only relate to the AM peak hour.
We are however unclear as to the evidence base that relates to the 800 capacity figure. There are a
number of transport planning solutions that would allow more houses to be constructed in Pinhoe without
exceeding the perceived road network capacity. Paragraph 7.44 should be amended to state that
“We understand that the existing roads through Pinhoe may be able to accommodate the
traffic generated from up to approximately 800 new homes and some traffic generated from
other uses”.

Point 1 of Draft Strategy 11 refers to the delivery of 800 new homes. This does not provide an “effective”
proposal as PPS12 requires Core Strategies to be “flexible”. It is unlikely that the development will provide
precisely 800 new homes. Draft Strategy 11 Point 1 should be amended to provide
“approximately 800 new homes”.

Draft Strategy 11 refers to providing “the best in environmentally friendly technology”. This point is
repeated in point 1 of Draft Strategy 11. Such a description is vague and infers that standards greater
than current legislation requires should be achieved. As such this requirement conflicts with the
requirement of PPS12 for DPD’s to be consistent with national policy.

Point 2 of Draft Strategy 11 refers to the “provision of 3 hectares of employment land to accommodate a
range of employment opportunities for residents”.
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The requirement for employment land at the Pinhoe allocations is contrary to the evidence base that
supports the New Local Plan. The Roger Tym & Partners Employment Study (Evidence ID 0096) considers
at paragraph 7.97 that the provision of 1.3 hectares of employment land at Pinhoe would be
“representative of their likely need”.

Paragraph 7.98 however, states that “we recommend that given the overall proposed supply in this area,
that consideration for additional employment space on either of these sites be removed altogether”.

Point 2 of Draft Strategy 11 is not therefore in accordance with the employment evidence base that
recommends a much lower need for employment land and recognises that in any event the need is met
by an abundance of additional employment land proposed in the locality.

Land at Pinn Court farm is arguably the most sustainable location for housing development in East Devon,
give its location on the edge of Exeter and access to existing employment opportunities in the City that
are well in excess of the need for the proposed site. The development at Pinn Court Farm will provide
convenient access to significant proposed employment opportunities, such as the Science Park, without
reliance upon the car. Pinhoe benefits from an existing established bus service and is in close proximity to
a train station. Sustainable links to employment opportunities within the City are therefore abundant.
Given the abundance of existing and proposed employment land in the locality any significant
employment land provision is considered to be surplus to requirements and could potentially undermine
the delivery of housing at Pinhoe.

The proposed requirement of 3 hectares of employment land is contrary to the evidence base that states
provision is not required at Pinhoe. As such this provision conflicts with the requirement of PPS12
for DPD’s to be justified and founded on a robust and credible evidence base.

Point 3 of Draft Strategy 11 refers to the requirement of a “Neighbourhood Centre”. There is no definition
within the New Local Plan of which constitutes a Neighbourhood Centre. PPS4 Annex B defines a local
centre and states that “shops of purely neighbourhood significance are not regarded as centres”.
Community consultation undertaken by Millwood Homes revealed that the community is concerned that
too many shops, services or community facilities would undermine the viability of existing services in
Pinhoe. We support the need to provide a small level of shops and community facilities at the
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Pinn Court Farm development, however the term Neighborhood Centre needs to be defined
within the plan to avoid over provision of such services.

The comments made above in respect of Point 3 equally apply to Point 4 that refers to the need to
“provide a full range of social and community facilities to meet the needs of all age groups that will live
North of Blackhorse”. We are unclear as to why reference is made to people that will live North of
Blackhorse? The development should meet the needs of any future occupiers of the development site
itself. Reference to “groups that will live North of Blackhorse” is not relevant to the proposed
allocation and should be deleted.

Point 5 of Draft Strategy 11 refers to the provision of a “park and ride facility”. This provision should
be amended to a “park and change facility”. Discussions with DCC Highways and Stagecoach have
found that the preferred site for a park and change facility is on the Pinn Court Farm side of the B3181
(Pinn Hill).

The final paragraph of Draft Strategy 11 refers to the “resolution to grant planning permission for 450
homes an additional site for 350 homes will be accommodated at Pinn Court Farm on land that abuts the
M5 motorway”. Outline permission for 450 homes at Old Park Farm has now been granted, however this
would result in a net density of approximately 52 dwelling per hectare. Such a high density is considered
to be wholly out of keeping with the character of the area, is unlikely to appeal to house purchasers and
consequently is unlikely to be considered by any developer for commercial reasons. In order to provide a
flexible policy, in accordance with PPS12, Draft Strategy 11 should take into account for a lower number
of dwellings in any Reserved Matters application at Old Park Farm. The final paragraph should be
amended to require Pinn Court Farm to provide the greater of up to 450 houses or the
balance of housing from the circa 800 homes allocated in Pinhoe from any Reserved Matters
application at Old Park Farm.

www.wyg.com
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3.0

CONCLUSIONS

The Consultation New Local Plan in its current form is considered unsound. A number of suggested
changes are proposed to make the Core Strategy comply with the requirements of PPS12. These
suggested changes are as follows:

1. Paragraph 7.44 should be amended to state that “We understand that the existing
roads through Pinhoe may be able to accommodate the traffic generated from up to
approximately 800 new homes and some traffic generated from other uses”.

2. Draft Strategy 11 Point 1 should be amended to provide “approximately 800 new
homes”.

3. Draft Strategy 11 Point 1 should be amended to delete reference to “the best in
environmentally friendly technology” as this requirement conflicts with the
requirement of PPS12 for DPD’s to be consistent with national policy.

4. Draft Strategy 11 Point 2 should be amended to delete/amend the requirement of 3
hectares of employment land is contrary to the evidence base that states provision is
not required at Pinhoe. As such this provision conflicts with the requirement of PPS12
for DPD’s to be justified and founded on a robust and credible evidence base.

5. Draft Strategy 11 Point 3 should define the extent of services and community
facilities to be delivered in a “Neighbourhood Centre”.

6. Reference to “groups that will live North of Blackhorse” at Draft Strategy 11 Point 4 is
not relevant to the proposed allocation and should be deleted.

7. Reference to the provision of a “park and ride facility” at Draft Strategy 11 Point 5
should be amended to a “park and change facility”.

www.wyg.com
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8. The provision of housing at Pinn Court Farm should be amended to provide the
greater of up to 450 houses or the balance of housing from circa 800 homes allocated
in Pinhoe from any Reserved Matters application at Old Park Farm.

Subject to the above suggested changes, the proposed Consultation New Local Plan would be considered
sound.

www.wyg.com
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Representor 0250 - Broadclyst Parish Council
Response to EDDC Draft LOCAL PLAN 2006 - 2026
clerk@broadclyst.org

from BROADCLYST PARISH COUNCIL

General Comments
A.

There is too much development concentrated into one area, rather than
uniform development across the region, with Broadclyst parish shouldering
the brunt of it.
When the Cranbrook development boundary was originally agreed, it was
stated that there would be no need for further development; however,
Westclyst (Pinhoe) is being expected to absorb 800 additional dwellings in
an area with inadequate infrastructure for the first 450 homes. This is
effectively extending urban Exeter, but with Exeter City proposing an
additional 5,000 homes of its own, this should not be necessary.

Paragraph/page
references
3.14

7.7

We understand the rationale for utilising the West End of East Devon, with
its flat land and good transport links, but Westclyst is an unnecessary option
and so we strongly oppose the 800 additional dwellings in the Local Plan.
B.

A large part of the proposed development will result in the loss of high-grade
agricultural land, at a time when agricultural land is at a premium. Once
developed, this high grade agricultural land can never be utilised for future
food security.
A high proportion of the whole county of Devon’s high-grade agricultural land
is in our area East of Exeter. The Growth Point is underway, however,
EDDC should minimise the unnecessary loss of additional high-grade
agricultural land in the Local Plan up to 2026 and looking further to 2031
(Cranbrook expansion post 2026 – additional 1,500 homes)

C.

We have concerns that alternative areas for development have not been
sufficiently researched (brown field & low-grade agricultural land), in order to
fulfil: “Local Plan policy specifically seeks to conserve and protect the
highest grades of agriculture land”.
The earlier stages of the EDDC LDF (2005 – 2008) were driven by the
Regional Spatial Strategy, however this has since been revoked and housing
proposals in the Draft Local Plan should be amended to reflect current
projected requirements.
The independent Tymms Report (Oct 2011) advised that assumptions
regarding growth were based on ‘flawed Net migration figures’. Tymms’
report indicates that the Draft Local Plan figures of 15,000 dwellings are
2,500 – 3,000 too high.
As there is no need to continue to be guided by the revoked RSS figures, we
would support reducing the dwellings figure from 15,000 to 12,500 in the
2006 - 2026 period

chapter
3

5

Comments on specific chapters
We support your aims to ‘safeguard the rural country’ and ‘Our strategic
allocations and policies will ensure that each community and settlement in
East Devon will retain its distinctive character ...’
We support your commitment to ‘be responsive to the views of Parish
Councils ... listening to community wishes and aspirations for their area’

EN14
Map p44

21.34

P 29: Draft
strategy 1

Paragraph/page
references
3.4
3.6
5.2
5.8

7

EXTENDING CRANBROOK TOWN BOUNDARIES - planned proposed
Cranbrook expansion site at the West End to contribute to the increase from
2,900 to 6,000 total dwellings.
We have strong reservations that this is ribbon development creating a long
urban corridor, eventually from Alphington to Whimple (excepting 2 minor
strips) – contradicting your aims: [3.6] [3.11] [21.5 & 21.6]
(Area A & B) this area is considered unsuitable as it includes:
− parkland with trees covenanted
− a listed building
− flood area
− Private road to Blue Hayes... only agricultural traffic allowed through
− Part of the south of this area is exposed to noise from airport, and not
thought suitable for residential housing
− Good agricultural land, which should be preserved for future food
security
− The ‘village centre’ of Cranbrook is skewed to the East, and the
proposed extension to the West would put houses up to two miles
from the centre, making walking to the village facilities unlikely. This
would call in to question the entire ‘eco’ designation of the town which
are normally built in a hub and spoke fashion allowing easy access to
the centre facilities.
− The centre of the existing Cranbrook boundary is already towards the
west and extending into Area A will further encourage Cranbrook
residents to align themselves with Exeter for facilities, rather than the
new town Centre.
Areas A, C & D are proposed to provide additional 3,100 homes in an area
smaller than Cranbrook’s existing boundary – which is designated to take
2,900 homes.
We strongly object to the density planned for Area A, considering all the
limitations stated above.

P44

21.6

We advocate retaining Area A as a green wedge between Cranbrook Town
and Urban Exeter. This would further help to avoid Broadclyst’s forced
coalescence with the new town, by retaining the Station road community and
Broadclyst Station’s businesses within Broadclyst (helping to maintain its
own sustainability). This is also our reason for not supporting a further
extension of Cranbrook’s electoral boundary West, across Station Road.
Should the extension of Cranbrook’s boundary extend to Area A, we would
ask for the following mitigation measures, for public safety and to encourage
the use of cycling and footpaths:
− Cycle/footpath access from Broadclyst to Cranbrook station in first
phase, not after 4000 houses.
− Must ensure safety improvements along Station Road; possibly
including a pedestrian/cycle bridge at Broadclyst Station

7

Blackhorse / Redhayes
This development area is intended in the later phase 2021 -2026, so that
infrastructure will be in place before development.
We stress the need to ensure that development is post 2021, to allow
Cranbrook Town development to become established first.

Draft Strategy 10
7.40

7

7

Pinhoe / Westclyst
We oppose the allocation for 800 additional homes proposed for ‘Pinhoe’
for the reasons stated above (general comments A & B). Also, this is an
area where existing infrastructure cannot absorb these levels of housing
♦
B3181 is a traffic bottleneck in this area already (and also a designated
alternative route for M5 traffic in emergencies)
ref: Appendix 1 (attached)
♦
Local schools cannot take extra children and there is no primary school
secured for the first 450 homes.
“The Sustainability Appraisal flagged potential problems with development
North of Pinhoe on a number of environmental and community facility
fronts”.
We would ask you to apply your Balanced Communities strategy 4 to the
above.
Also, reference to this area proposed for development is technically not
Pinhoe (within Exeter City Boundary) and we recommend using its correct
name of Westclyst, East Devon.
Intermodal Interchange Facility
♦
The name should be changed, as the Rail Head would seem to be
financially non-viable now. The area is road vehicle freight warehousing.
The Intermodal concept was a large part of the vision to reduce Carbon
emission; but this is a wasted opportunity.

7.7

7.45
7.46 &7.47
7.44
Draft Strategy 4
P37

7.49

3.5

♦

7

15

We would also ask that the large warehouse facility development be
included as employment land and not transport, as stated.
Science Park
We have always supported the development of the Science Park and
continue to do so.
We would point out though, that as the Science Park will be the flagship
development to attract high skilled employment, we would suggest leaving
future options open for expansion between phases 1 & 2, rather than infilling
with housing.
Broadclyst additional housing proposal
We support additional housing in the village to meet local demand,
especially “The 5% growth rate is aimed at meeting the needs of local
residents with a strong emphasis on the achievement of affordable and
sheltered housing ...”
♦
However, we would ask you to include the recent planning permissions
granted as counting towards this allocation of 30, reducing the total new
developments to be granted within our development line from 2012 –
2026.
This should also take into account the lack of non-National Trust land
available for development within Broadclyst.
The figure of 30 should include the new developments granted since 2006
(starting date for this Local Plan):
13 - at Kingdom House (2011)
3 – Old Baptist Chapel (2011)
4 – Old Coach Road (2011)
2 – Townend: Pippins (2009) & Clyston (2011)
1 – Sunnyhayes, Heath Hill (2009)
♦
We would urge EDDC to ensure that S106 funding is secured for
“affordable and sheltered housing” for local residents, as of these recent
23 dwellings granted planning permission only 2 can be regarded as
‘affordable’.

7.8 & 7.52

Draft Strategy 22
15.16

16

Community Facilities & Infrastructure
EDDC should ensure sufficient developer contributions towards vital
community facilities, avoiding overload on existing school, health and road
infrastructures. In addition to S106 funding, the CIL will play an important
part.

18

Natural and Built Environment
We fully support the “need to accommodate development in our district ... in
a way that minimises adverse impacts and enhances & improves landscapes
... ensure that new developments ... take full account of the local natural and
cultural heritage.”

21

16.35 & 16.36

18.33
18.36
Draft strategy 40

Development Management Policies
We support the Policy S5 and in particular:
♦
the great important of green wedges to prevent ‘coalescence of adjacent
or neighbouring settlements, villages or towns’
♦
tree planting/retention

21.5
21.6
21.10 - 21.13

Westclyst: looking towards Pinhoe – peak school delivery and commuters time.
Old Park farm development will have traffic exit from green field on right
Planning consent for Old Park Farm accepted traffic assessment would have minimal impact, despite
additional traffic from 450 new dwellings + Park & Change vehicle movements + pupils needing to travel
elsewhere to schools. (Additional dwellings proposed for further expansion of development this side of B3181)

Westclyst: looking back from Pinhoe (tailback from the Pinhoe double mini roundabout).
Proposed development of Pinn Court farm on the opposite side of B3181 will have traffic trying to
exit onto this road from about here.
Pinn Court farm development proposes up to 500 dwellings with associated traffic.

Representor 0334 - Western Power Distribution

Representor 0362 - Exeter City Council

26/01/2012

EXETER CITY COUNCIL
PLANNING MEMBER WORKING GROUP
7 FEBRUARY 2012
EXECUTIVE
7 FEBRUARY 2012
TEIGNBRIDGE: PREFERRED OPTIONS, CORE STRATEGY
EAST DEVON: CONSULTATION DRAFT LOCAL PLAN
CONSULTATION ON STRATEGIC PLANNING DOCUMENTS

1

PURPOSE OF REPORT

1.1

To formulate a response to the consultation documents recently published by
Teignbridge District Council and East Devon District Council as part of ongoing
preparation of their Local Development Frameworks.

2

BACKGROUND

2.1

These adjoining authorities are moving towards the submission of their strategic
planning documents and are seeking the views of the general public and
stakeholders as to their preferred options for growth over the next twenty years or
so. Many of the strategic arguments, spatial issues and indeed interdependence
between the authorities make it appropriate to consider the two documents
together. Recent and proposed changes in legislation now mean that such
documents can look rather more like “old style” local plans than the purely high
level strategic proposals contained in Core Strategy documents; and both of these
consultation documents contain significant levels of detail. East Devon’s document
is referred to as a local plan and also contains detailed development management
policies. The City Council have been consulted on earlier stages of plan preparation
by both authorities, most recently in September 2010, when a report was presented
to Members on previous documents.

2.2

This report concentrates on the proposal for growth set out in areas adjacent to the
City Council boundaries. Growth proposals in towns and villages that do not impact
on the prosperity of the sub region are largely matters for the individual local
authorities to determine as are the generic policies relating to matters such as
climate change, green infrastructure, affordable housing and low carbon. Most of
the latter types of policies are in any event common to all three local authorities in
the sub region.

2.3

The revocation of the Regional Spatial Strategy (RSS) presently leaves a gap in the
strategic planning background to all plan preparation including the two consultation
documents. The evidence base and work done during the preparation of the RSS
remains a valid and material consideration however and items, such as the issues
and objectives for the sub region, remain as corporately derived and pertinent
background to the preparation of these two documents as it was to the preparation
of the Exeter Core Strategy.

2.4

The draft RSS published in 2006 at policy SR17 sets out the importance that the
growth of Exeter has for the sub region and says:
“Devon County Council, Exeter City, East Devon District Council and Teignbridge
District Councils should plan for the balanced growth of Exeter maximising the use

of previously developed land and buildings, making provision for urban extensions,
for mixed use development and to meet the longer term needs. This will require
continued cooperation particularly at cross boundary locations.”
Whilst policy SR17 and its successor policies in later versions of the RSS will no
longer have any statutory relevance, it does reflect the reality of the situation in the
sub region in that the economic prosperity of the sub region is inexorably linked to
the growth of the City and that such growth is now, and will increasingly in the
future, be dependant upon policies adopted in adjoining authorities.
2.5

Both of these consultation documents and indeed work done previously by all three
Councils, recognise the need to ensure the balanced growth of Exeter. The passing
of the RSS with its prescriptive growth levels and its locational imperatives has not
been mourned by many local authorities who welcome the freedom the localism
agenda has given to decide for themselves the appropriate scale and location of
growth within their own areas. The utility of the RSS was that it provided a strategic
vision and, to some extent, prescribed a coordinated and (arguably in some
instances) appropriate approach to problems and policies which crossed local
authority boundaries. The challenge for the City Council (in the absence of any
replacement strategic plan or body) with regard to spatial planning policies adopted
by adjoining local authorities will be to ensure that they are of a scale, and in an
appropriate location to deliver the balanced growth; including the necessary
infrastructure, that the City and sub region needs. At the same time it will be
important to recognise the adjoining authorities’ right to determine the spatial
priorities that they deem meet the needs of their communities.
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TEIGNBRIDGE DISTRICT COUNCIL:
PREFERRED OPTIONS: CORE STRATEGY

3.1

Teignbridge District Council published the above document for public consultation
ending on 2 March. The document is relatively lengthy and is not reproduced below
but a copy may be seen in the Forward Planning Team office and is available to
view on Teignbridge’s website at
http://www.teignbridge.gov.uk/index.aspx?articleid=15096
An extract of the plan showing the SW Exeter Urban extension is reproduced at
Appendix 1.

3.2

Teignbridge have taken the period 2013 to 2033 as being appropriate for their Core
Strategy and expect to deliver 300 additional jobs per annum over the plan period
and 740 new houses each year. The main thrust of this additional growth is
proposed for what is known as the “Heart of Teignbridge” and involves considerable
housing and employment allocations in and around the periphery of Newton Abbot,
accounting in all for about 50% to 60% of the overall housing growth. The plan
proposes smaller scale growth of between 5% and 10% at Dawlish and Teignmouth
with lesser but significant additions to Bovey Tracey and Chudleigh.

3.3

The other significant area for growth proposed in the plan is a single urban
extension of some 2000 additional houses (15% to 20% of the overall housing total)
and 6 hectares of employment land (3% of the overall employment growth)
adjoining the south western boundary of the City. Members will recall that such an
urban extension was first mooted by the Regional Spatial Strategy as being an
appropriate way to accommodate growth in the sub region and Teignbridge, at their
Issues and Option stage, proposed three alternatives ways of delivering such
development to the south west of Exeter leading the City Council to express a
preference for a single urban extension as offering the most sustainable method of

delivering such growth.
3.4

In addition to the housing and employment proposals this urban extension includes
sites for new secondary and primary schools, mixed use areas including local
shops and community facilities and approximately 90 hectares of green space
including a ridge top park and some allotments. It is proposed that there will be a
site for Gypsy and Travellers and an additional park and ride facility. Substantial
highway and transport infrastructure improvements are required for the
development to come forward and it is these measures that will dictate the timing
and phasing of the development and which to some extent constrain the overall
size of the allocation.

3.5

A detailed master planning exercise is being carried out by consultants to provide
more detail as to how such an urban extension might work as well as providing
detail on the viability and feasibility of the allocation. Officers of the City Council
have been involved in this work and will continue to input into this process.

3.6

The overall scale of housing and employment development proposed is broadly in
line with the scale of growth seen as being appropriate by the Regional Spatial
Strategy but it will be a challenge for Teignbridge to deliver this high level of growth
as their historical build rate is near to 300 houses per annum.

3.7

The consultation document recognises the important role Exeter plays in the
prosperity of the sub region and the need to support its continuing prosperity.
The section on the “Edge of Exeter states:
“The economic success of Exeter is vital to the region as a whole and
Teignbridge residents in particular. It is therefore, relevant to consider how
the Core Strategy can support this success.”
Later in this chapter the text goes on to say:
“Teignbridge District Council can play an important role in supporting the
City’s growth and function by identifying opportunities to provide sustainable
growth within the Teignbridge Plan area boundary.”

3.8

The importance of cross boundary working is also recognised in one of the
principles of development set out for the south west Exeter allocation when it is
stated that it will be necessary to:
“Ensure there is a co-ordinated cross boundary approach to deliver the growth.
This will be critical to success of communities in the future.”

4

IMPLICATIONS FOR EXETER

4.1

The recognition by Teignbridge that they have a part to play in the balanced growth
of Exeter and its importance in the sub regional context is to be welcomed. The
question that needs to be addressed by both Councils is whether south west of
Exeter, in Teignbridge, is an appropriate location for such growth and what scale
and type of growth is required to achieve sustainable and balanced development.
The most useful starting point to determine this issue remains the work done in
preparation for the RSS and subsequent studies carried out individually by
Teignbridge and the City Council in preparation of their Core Strategies. It is now
almost universally accepted that Exeter growth in the future can only really be to the
east or south of the City. All the evidence base for the RSS confirms this as does
the City Council’s own Landscape Sensitivity and Capacity Study. All three versions
of the RSS had a southern “Area of Search” to accommodate additional growth with

the levels of this growth also increasing from 500 houses originally to 2500 houses
in a predominantly south western area in the Secretary of State’s Proposed
Changes version.
4.2 The land to the south or south west of Exeter has clearly been identified as a
possible location for the future growth of Exeter along with the more easterly “area
of search” discussed later in this report when talking about possible future
development in East Devon District. Possible growth in the south west provides a
balance to the growth that may take place in the eastern area and it provides
alternative options for timing of delivery mechanisms and implementation.
4.3

In its response to the Issues and Options report, the City Council supported the
concept of additional growth adjoining the south western boundary of Exeter, and
expressed the view that the most sustainable method of providing such growth was
in a single urban extension complimentary to the allocation in the Exeter Core
Strategy of an additional 500 houses at Alphington. Further work carried out for the
emerging master planning exercise supports this view of sustainability and shows
that such an extension is viable and deliverable and reinforces the earlier support of
the City Council for such an area of growth.

5

PROPOSED RESPONSE TO TEIGNBRIDGE DISTRICT COUNCIL

5.1

The City Council welcomes the recognition in the Preferred Options Core Strategy
document of the need for Teignbridge District Council to support the balanced
growth of Exeter. The City Council supports the option of additional housing and
employment growth in that part of Teignbridge adjoining the south western
boundary of Exeter and continues to believe that a single strategic allocation
located adjacent to the proposed strategic allocation at Alphington represent the
most sustainable form of development. To that end the Council broadly supports
the proposals in the Core Strategy particularly the strategic allocation proposed
adjoining the south west of Exeter.

5.2

The City Council recognise the importance of joint working and cooperation on
matters of strategic spatial planning and hope that Teignbridge District Council
maintain the present close and cooperative working arrangements that exist
between the two authorities.

6

EAST DEVON:
THE NEW EAST DEVON LOCAL PLAN: CONSULTATION DRAFT PLAN

6.1

East Devon published this document for a period of consultation beginning on
1 December and concluding on 31 January (a late submission has been agreed).
The Local Plan is intended to run up until the year 2026. This document broadly
follows on from the Preferred Options document the City Council commented on in
September 2010 (although as set out earlier in this report the format of the
document has changed somewhat in the light of changes to legislative
requirements). In its response in September 2010 the City Council reaffirmed its
view that it was important to promote substantial development in the “West End” of
East Devon and such development should be maximised in accordance with the
principles of sustainable development, infrastructure provision and deliverability.

6.2

The consultation document is very lengthy and is not reproduced here but is
available on the East Devon website. A copy is also available in the Forward
Planning team office. A plan showing the proposals for the West End is reproduced
at Appendix 2.

6.3

The growth proposals contained in the proposed Local Plan follow closely those set
out in the earlier Preferred Options consultation. The proposed revocation of the
Regional Strategy however, has enabled the District Council to look again at the
scale and location of growth as part of a comprehensive consultation exercise.

6.4

The upshot of this exercise has been to maintain substantial development in the
West End of the District but to reduce the overall scale of growth in this area and to
redistribute some of this growth around the other large towns and villages of East
Devon. In terms of the West End the following levels of growth are now proposed:
•

6,000 houses at Cranbrook (an increase from 5000 in the preferred options
document)

•

800 houses to the north of Pinhoe and 3 hectares of employment (the same
as in the preferred options document)

•

600 houses north of Blackhorse (a reduction from 2,200 houses in the
preferred options document)

The proposals for the Science Park, Skypark and the Intermodal Freight Depot site
remain; as has additional employment land at Exeter Airport. There has however
been a reduction in the overall scale of employment development proposed in the
West End.
6.5

In a section of the Local Plan regarding the policy options adopted for the West
End the District Council state:
“The Council and partners have had a long term policy of accommodating strategic
development in the West End of East Devon. There have been objections to the
scale of proposed development but the strategy is regarded as remaining sound.
We have though reduced overall housing and employment allocation for the West
End with an emphasis on promoting delivery of the Cranbrook New Community and
the key strategic employment sites of Skypark and the Science Park.”

7

IMPLICATIONS FOR EXETER

7.1

There can be little doubt that the balanced expansion of Exeter requires additional
development in and around the land adjoining the eastern boundary of the City.
This location for additional development would tie in with the strategic allocations at
Monkerton and Newcourt set out in the Exeter Core Strategy. There are also
significant infrastructure and sustainable development advantages and benefits to
be secured with a comprehensive development in this location. This area for
growth has its genesis as far back as the County Structure Plan and has remained
a constant theme throughout the work carried out for the Regional Spatial Strategy
(RSS) the latest version of which gave a figure of 11,500 as being the requirement
for this area with 7,500 of these being in Cranbrook. The figure of 7,400 houses in
this latest document therefore represents a significant reduction of that deemed
necessary to support the prosperity of the sub regional according to the RSS
evidence base. A substantial and sustainable development in the West End of East
Devon District is of fundamental importance in the future growth of the City and
should be supported as a concept by the City Council. The proposed Local Plan
seeks to maintain a substantial element of growth in the West End in the face of
considerable local opposition to such growth. It is also important to recognise
however that the new legislation allows local authorities to set their own appropriate

levels of growth unconstrained by regional plan totals. The allocations north of
Pinhoe and at Blackhorse provide alternative housing options to Cranbrook and
probably aid overall delivery but both of these sites could pose substantial physical
and social infrastructure problems within the City boundary and will need sensitive
and careful planning.
7.2

The local plan as presently drafted envisages that the Blackhorse allocations would
come forward towards the end the plan period. The development of the land
around Blackhorse would bring about significant infrastructure improvements to
serve both the strategic allocations within the City boundary and for the wider “west
end” area. The purpose of phasing Blackhorse towards the latter part of the plan
period appears to be so as to not detract from early and continued development of
the Cranbrook allocation. This stance is arguable however and the City Council
may want to take the view that Blackhorse should come forward rather more
quickly so as to maximise infrastructure delivery, including the strategic road
network for the benefit of the sub region as a whole.

8

PROPOSED RESPONSE TO EAST DEVON DISTRICT COUNCIL

8.1

The City Council welcomes the recognition in the Draft Local Plan of the need to
support the balanced growth of Exeter for the benefit of the sub region. The City
Council also welcomes and supports the policy option to promote substantial
development in the “West End” of the District. The Council view with some concern
however the continued reduction in the scale of such growth and would urge again
that such growth should be maximised in accordance with the principles of
sustainable development, infrastructure provision and deliverability. The earlier
release of the Blackhorse allocation than presently envisaged would the City
Council feel achieve a greater maximisation of Infrastructure benefits and do little to
inhibit the development of Cranbrook. The City Council would wish to continue to
participate in joint working to produce a coordinated and comprehensive
development to the east of Exeter.

9

ADVICE SOUGHT/RECOMMENDATION

9.1

Planning Member Working Group is asked to note and support this report which will
form the basis of the response to Teignbridge and East Devon District Councils.

9.2

Executive is asked to agree the proposed response to Teignbridge District Council
set out in paragraph 5.1 and the response to East Devon District Council outlined in
paragraph 8.1.

RICHARD SHORT
ASSISTANT DIRECTOR CITY DEVELOPMENT
Local Government (Access to Information) Act 1985 (as amended)
Background papers used in compiling this report:
None

Representor 0365 - RSPB
localplan@eastdevon.gov.uk
Matt Dickens
Planning Policy Manager
East Devon District Council
Knowle
Sidmouth
Devon
EX10 8HL

31 January 2012

Dear Mr Dickens
East Devon District Council – The New East Devon Local Plan 2006–2026
Consultation Draft December 2011
RSPB Response
The RSPB has the following comments to make on the Consultation Draft New East Devon
Local Plan 2006 to 2026 (referred to hereafter as the Draft Plan). Our detailed comments and
recommendations are appended, but in general we have the following comments.
We welcome the reduced development levels proposed in the Draft Local Plan from the
previous draft Local Development Framework, which in our view proposed levels of
growth that risked serious impacts on the District’s rich natural environment. However, the
growth levels in the Draft Local Plan remain high, at a level that does not appear to be
supported by the Council’s own evidence-base for need. It is not clear that work has been
undertaken to demonstrate that this level of growth can be accommodated without
breaching environmental limits – notably in relation to rare and protected wildlife.
We welcome the recognition within the Draft Local Plan of the additional recreational and
urban pressures that its proposed growth would have on the Exe Estuary Special Protection
Area (SPA) and Ramsar Site and the East Devon Heaths SPA and East Devon Pebblebed
Heaths Special Area of Conservation (SAC) (jointly referred to as the Natura 2000 and
Ramsar sites), and of the need for these pressures to be mitigated. There does not appear to
be a draft Habitats Regulations Assessment or Appropriate Assessment of this Draft Local
Plan, which we would expect to challenge the Draft Local Plan’s lack of a strategy to address
these issues. In the absence of such a Strategy, the Draft Local Plan does not conform with
Regulation 61 of the Conservation of Species and Habitats Regulations and cannot be
adopted. Therefore, there is nothing in the Draft Local Plan to give confidence that effective
mitigation will be secured, funded and delivered in a timely manner, to enable a conclusion
to be reached that the Draft Local Plan would not have an adverse effect on the integrity of
the Natura 2000 and Ramsar sites. As such, given that there are alternative solutions (such
as the incorporation of mitigation measures), the Draft Local Plan could not be adopted.

I hope that you find these comments helpful but please contact me should any of them be
unclear or should you wish to discuss any of them.

Yours sincerely

Gavin Bloomfield
Senior Conservation Officer
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East Devon District Council – The New East Devon Local Plan 2006–2026 – Consultation
Draft December 2011
RSPB Detailed Comments
Reference

RSPB Comment

RSPB Recommendation

3.11

We welcome the expressed intent to protect,
enhance and conserve its outstanding natural
environment but recommend that the bulleted
list includes a commitment to determine the
environmental limits to growth within the
District. There is disappointingly no mention of
wildlife habitats and species, or biodiversity, and
given the wealth of rare and vulnerable wildlife
in the District (recognised in the Plan eg. at 4.1 f.
(p.20)), we consider that there should be.

Add specific reference to:
A need to determine the
environmental limits to growth.
The District’s wealth of rare and
protected wildlife.

3.14

This paragraph includes the key spatial vision
plan, the Key Diagram, for East Devon, entitled
At a glance guide to the latest development
proposals. We consider that such a diagram
should include the District’s principle
environmental assets and the principle
environmental enhancements that the District
will achieve over the plan period, including
principle Green Infrastructure provision.

Add principle environmental assets and
principle habitat creation opportunities
to the statutory wildlife sites to the key
spatial vision plan.

Furthermore, the diagram includes a statement
in relation to Developments across East Devon as
a whole, which, in terms of natural environment,
states that countryside and Areas of Outstanding
Natural Beauty will be conserved and enhanced.
Again, there is no mention of the District’s
wealth of biodiversity, and we consider that this
is an omission.

Add reference to wildlife sites.

5.6

We welcome the recognition of the risks to the
protected wildlife of the Exe Estuary and
Pebblebed Heaths arising from development
within East Devon, and the consequent need to
put mitigation measures in place.
The Habitats Regulations Assessment (HRA) from
August 2010 is out of date and requires updating
to reflect the latest draft of the Local Plan.

A new HRA and Appropriate Assessment
is required to more accurately assess the
likely impacts of the latest draft Local
Plan policies on the Natura 2000 and
Ramsar sites.

Draft Strategy
1 Overall
Spatial
Strategy for
Development
in East Devon
(p.29) and
Draft Strategy
2 Scale and
Distribution of
Development
in East Devon

There is no evidence to show that the proposed
15,000 new homes and 180 ha employment land
can be accommodated within environmental
limits, nor that environmental considerations
have informed their distribution.

Provide the evidence to demonstrate
that this scale of development can be
provided without compromising the
District’s natural environment, for
instance in terms of risks to wildlife, in
particular protected sites, water
provision, foul water treatment and
disposal and carbon balance.

The Draft Local Plan appears to have based its
justification for this level of housing growth on
extrapolated evidence from historic Office Of

Review housing projections downwards
on the basis of the Roger Tym and
Partner report evidence and the absence

3

(p.33)

National Statistics/DCLG forecasts (2003-2008).
The Roger Tym and Partner’s housing and
employment study report (East Devon Housing
and Employment Study Final Report December
2011) criticises those forecasts for starting from
that relatively high period of migration, and for
rising in-migration (para 4.19):
The starting figure of 1,940 is somewhat greater
than the longer-term figures of 1,600 from the
historic MYEs shown earlier and the similar
census figure which is shown later in Chapter 6..
Furthermore, the subsequent increase to 2,250
should cause some unease because the historic
data shown in Table 4.2 do not display any long
term trend for net migration to increase.

of evidence to demonstrate that such
growth levels can be accommodated
without breaching environmental limits.

The Report’s Low Migration Scenario, which
proposes inward migration at a rate equal to the
average rate of inward migration over the 19912010 period, gives a net housing requirement
2011-2031 of 10,800 (not including any
allowance for Exeter overspill), compared to the
16,800 or so based on the ONS/DCLG
projections. If the 2010 projection trend
continues (as well as the births/deaths ratio) the
net population growth could be close to zero, as
it has been since 2007/8.
Draft Strategy
3 Sustainable
Development
(p.36)
Draft Strategy
5 Environment
(p.38)

We welcome and support this Strategy. It is
not clear how it has been applied across the
Plan.
We welcome and support this Strategy, but it is
not clear why Special Protection Areas, Special
Areas of Conservation and Ramsar sites (ie. The
District’s internationally important wildlife sites)
are not attributed the same conservation and
enhancement commitment as are Sites of
Special Scientific Interest (SSSI). Similarly, it is
not clear why there is no commitment to
conserve and enhance County Wildlife Sites.

Add County Wildlife Sites, Special
Protection Areas, Special Areas of
Conservation and Ramsar sites to
measure 6.

Draft Strategy
6 Major
Development
at East Devon’s
West End
(p.42)

Whist we appreciate the value of growth at East
Devon’s West End in terms of supporting
Exeter’s growth, this location is also close to the
Exe Estuary and the East Devon Pebblebed
Heaths, and it is essential that measures will be
put in place to ensure that this growth area does
not compromise those sites. In this respect we
welcome the proposed Clyst Valley Regional Park
(and a link between the need for it arising from
high growth plans in the West End), but in our
view an assessment will need to be undertaken
of the extent to which that would be an effective
mitigation measure to avoid an adverse effect on
the integrity of the Exe Estuary Special
Protection Area (SPA) and Ramsar site arising
from the West End growth plans.

Determine the extent to which the Clyst
Valley Regional Park will divert users
from the Exe Estuary and Pebblebed
Heaths, and therefore the extent to
which it should be funded through a levy
on new development to secure
measures to mitigate harm to the
Natura 2000 and Ramsar sites.
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7.14 and Draft
Strategy 7
Green
Infrastructure
in East Devon’s
West End

We agree that Green Infrastructure can offer
real benefits to people and wildlife, but only if it
is designed with both objectives in mind, and of
a sufficient quality and scale to accommodate
both objectives. In this respect we welcome
Draft Strategy 7’s references to natural
ecosystem function, and provision of new wildlife
corridors and biodiversity enhancement areas.
We also welcome the recognition of the value of
the Clyst Valley Regional Park to take
recreational pressure away from
environmentally sensitive locations. Again, in
order to be effective at achieving this objective it
needs to be designed purposefully. If the Clyst
Valley Regional Park is intended to absorb the
majority of the additional informal recreational
needs of the additional population generated by
the District’s new housing development, there
needs to be certainty that it will be delivered in a
timely manner.

To enable a Habitats Regulations
Assessment (HRA) conclusion that the
growth levels proposed in the Draft
Local Plan would not have an adverse
effect on the integrity of the Natura
2000 and Ramsar Sites due to the
additional recreational pressures they
would generate, there needs to be
certainty that effective measures to
mitigate this risk will be delivered and
managed in perpetuity. This has not
been done, and the Draft Local Plan
does not appear to make an assessment
of the contribution that the Clyst Valley
Regional Park could make to mitigating
harm.

Draft Strategy
9 Development
at Cranbrook
(p.53)

It is not clear that Cranbrook’s local environment
can support the proposed 6,000 homes to 2026,
with a further 1,500 homes to 2031, without
substantial harm to its natural environment. In
particular, Cranbrook is relatively close to both
the East Devon Pebblebed Heaths and the Exe
Estuary, the protected wildlife of both of which
the Draft Local Plan acknowledges are
vulnerable to harm arising from additional
recreational and associated uses. No measures
are proposed within the Draft Strategy to
mitigate that harm, and it is not therefore
possible in our view to conclude that the policy
would not risk harm to the Natura 2000 sites and
Ramsar site.

Undertake an assessment of the
environmental consequences of the
proposed growth plans.

The same arguments stand for other Draft
Strategies including 10 Major Development of
Land North of Blackhorse/Redhayes (p.55), 16
Budleigh Salterton (p.71), 17 Development at
Exmouth (p.77), Draft Strategy 19 Development
at Ottery St Mary (p.93), and Draft Strategy 22
Development at the Small Towns and villages
with Built-up Area Boundaries (p.114). It would
be helpful to have a map of the whole district
and the allocations highlighted and the Natura
2000 and Ramsar sites.
Draft Strategy
13 Future
Development
of Exeter
International
Airport (p.59)

It is unclear what recognising the importance of
airport expansion is intended to achieve,
however the environmental harm associated
with airport expansion should also be recognised
and used to inform balanced future decisions
about airport expansion. It is a source of
particular concern that the carbon emissions of
airport expansion are not recognised given that
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Undertake an assessment of the
increases in recreational activity that
geographically relevant proposed
housing allocations would have on the
Natura 2000 and Ramsar Sites.
Develop and secure delivery, long term
management and monitoring to
determine the effectiveness of measures
necessary to avoid the Draft Local Plan’s
housing proposals having an adverse
effect on the integrity of the Natura
2000 and Ramsar sites.
Add a map of the whole district and the
allocations highlighted and the Natura
2000 and Ramsar sites.

Assess and articulate in the next
iteration of the Local Plan the
environmental harm associated with
airport expansion, particularly relating to
carbon emissions associated with airport
expansion.

the Draft Local Plan has a Climate Change
chapter.
Draft Strategy
17
Development
at Exmouth
(p.77)

Draft Strategy
32 Sustainable
Design and
Construction
(p.137)
Draft Strategy
36 (p.145)
18.50 (p.157)

We welcome the removal of the St. John’s Wood
allocation, which we consider posed the greatest
risk of any proposed allocations to the East
Devon Pebblebeds Heaths SAC and SPA. We also
recommend that infrastructure provision aims to
minimise recreational disturbance to the Natura
2000 and Ramsar sites, such as through green
infrastructure and public transport provision to
access alternative less sensitive sites.
We welcome and support an ambitious
approach to sustainable construction.

Please refer to our comments and
recommendations on 7.14 and Draft Strategy 7
Green Infrastructure in East Devon’s West End
We welcome recognition in this paragraph of the
risk to the protected wildlife of the East Devon
Heaths and the Exe Estuary arising from
developments planned for in the Draft Local
Plan. The tests set out in Regulations 61 and 62
of the Conservation of Habitats and Species
Regulations 2010 (the Habitats Regulations)
require that the effects of a plan or project on a
European Site (ie. Special Protection Area or
Special Area of Conservation) are assessed in
combination with those of other plans or
projects. This test is intended to ensure that
multiple developments that individually have an
insignificant effect on the wildlife of a site but
combined have a significant effect are
considered. East Devon District Council’s
housing plans should therefore be considered in
combination with those of its neighbouring
authorities where they have an association with
a European site, ie. Exeter City Council and
Teignbridge District Council.
The paragraph describes a 5km distance from
the SPAs, however evidence collected by work
commissioned by EDDC, Exeter City Council and
Teignbridge District Council suggests that it
would be more appropriate to adopt a 10km
distance.
Having recognised this issue, it is not clear how
the Plan deals with it. Furthermore, there does
not appear to be a draft Habitats Regulations
Assessment of this Draft Local Plan, which we
would expect to challenge the Draft Local Plan’s
lack of a strategy to address this issue. In the
absence of such a Strategy, the Draft Local Plan
does not conform with Regulation 61 of the
Habitats Regulations and cannot be adopted.
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Cross reference with our comments on
Strategy 7 policy on green infrastructure.

Review this paragraph to reflect the
Council’s full recognition of the issue and
commitment to a strategic approach to
address it to enable a conclusion of no
adverse effect on integrity of the Natura
2000 and Ramsar sites to be reached in
relation to individual housing
applications being submitted.
Undertake an assessment of the
environmental consequences of the
proposed growth plans.
Undertake an assessment of the
increases in recreational activity that
geographically relevant proposed
housing allocations would have on the
Natura 2000 and Ramsar Sites.
Develop and secure planning, delivery,
long term management and monitoring
to determine the effectiveness of
measures necessary to avoid the Draft
Local Plan’s housing proposals having an
adverse effect on the integrity of the
Natura 2000 and Ramsar sites.

Draft Strategy
41 Nature
Conservation
and Geology
(p.157)

The Draft Strategy makes no mention of County
Wildlife Sites and Local Nature Reserves, which is
in our view a serious omission.
We consider that as currently worded there is
scope for ambiguity over the interpretation of
this Draft Strategy, and therefore that its
wording is amended to reduce ambiguity.

Include wording that recognises the
value of County Wildlife Sites, and afford
them protection and favourable
management.
Replace ‘All development proposals will
need to:’ with ‘development applications
will not be granted consent unless they:’

We also consider that the first point’s
acceptance of habitat fragmentation is too
accepting of habitat fragmentation rather than
seeking for developments to avoid it.

Replace ‘minimise’ with ‘avoid’

The tests for developments that would harm
internationally and nationally important sites
would also benefit from greater clarity. In
respect of internationally important wildlife
sites, the tests are set out in the Conservation of
Habitats and Species Regulations 2010, which in
our view should be more accurately reflected in
Draft Strategy 41.

Development proposals that would
cause a direct or indirect adverse effect
to internationally and nationally
designated sites will not be permitted
unless they are in have imperative the
over-riding public interest and:
a) They cannot be located on alternative
sites that would cause less or no harm.
b) The public benefits of the
development clearly outweigh the
impacts on the features of the site and
the wider network of natural habitats.
c) Prevention, mitigation and
compensation measures are provided to
ensure that there is no loss of ecological
integrity to the affected sites.

It is not clear that the Draft Local Plan meets
Regulation 39 of the Conservation of Habitats
and Species Regulations 2010, which requires
adoption of policies encouraging the
management of features of the landscape which
are of major importance for wild fauna and flora.

Include additional wording to reflect the
importance of ecological corridors and
stepping stones, and the need for
developments to seek to conserve and
manage them.

... The features of the landscape ... are those
which, by virtue of their linear and continuous
structure (such as rivers with their banks or the
traditional systems of marking field boundaries)
or their function as “stepping stones” (such as
ponds or small woods), are essential for the
migration, dispersal and genetic exchange of
wild species.
EN5 Protection
of Local Nature
Reserves,
County Wildlife
Sites and
County
Geological
Sites (p.180)
EN6 Wildlife
Habitats and

Given that Development Management policies
are particular relevant in the determination of
planning applications (paragraph 21.1 (p.172)),
we consider that the policy on statutory sites
should be replicated here at EN5, perhaps just
retaining statement of principles in Draft
Strategy 41.

Include consideration of statutory
wildlife sites in policy EN5.

We cannot support this policy unless ‘wherever
possible’ is removed since it risks setting a very

Remove ‘wherever possible’.
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Features
(p.180)

low hurdle.
Planning Policy Statement 9 Biodiversity and
Geological Conservation requires, at 5(ii), that
Local Development Frameworks (and we would
argue their successors), identify any areas or
sites for the restoration or creation of new
priority habitats which contribute to regional
targets, and support this restoration or creation
through appropriate policies.

Include a policy that more clearly
articulates the District’s priorities for
habitat creation and restoration, and
include a map identifying these areas.

The Draft Local Plan does not appear to have
undertaken this exercise, which is in our view a
serious omission that needs to be remedied in
the next iteration of the Local Plan. South West
Nature Map provides a useful strategic map of
South West England’s priority habitat restoration
locations.
New Proposed
Policy EN22
Development
in Coastal
Change
Management
Areas (p.190)
H2 Residential
Land Allocation
(p.192), H3
(p.192) and H5
(p.194)

We support this policy as a practical response to
sea level rise.

These policies should include recognition that
the housing developments that they relate to
will also need to conform with the developing
approach to addressing the strategic incombination risks of housing developments
across East Devon, Exeter and Teignbridge on
the protected wildlife of the Exe Estuary, Dawlish
Warren and East Devon Heaths.

State within these policies that the
developments that they relate to will
need to conform with the developing
approach to addressing the strategic incombination risks of housing
developments across East Devon, Exeter
and Teignbridge on the protected
wildlife of the Exe Estuary, Dawlish
Warren and East Devon Heaths.

LEX5 Imperial
Road Car
Park/Bus
Station/Estuary
Car Park,
Exmouth
(p.234)

The redevelopment of the Imperial Road car
park area offers an opportunity to reduce the
current disturbance and damage to the Duck
Pond area of the Exe Estuary, which is a Local
Nature Reserve, a Site of Special Scientific
Interest (SSSI), a Special Protection Area (SPA)
and a Ramsar site for its inter-tidal habitats and
its wintering waterbirds. Current levels of
recreational use of these mudflats for a variety
of watersport related and dog-walking activities
are leading to disturbance and avoidance of the
area by waterbirds. We therefore consider that
a specific objective should be included in this
policy for redevelopment to be consistent with
the objectives of the Estuary’s SPA and Ramsar
site status.

Add the following bullet:
Is sympathetic to the Estuary’s SPA and
Ramsar site status in relation to
waterbird disturbance and access to the
estuary.
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Representor 0388 - Whimple Parish Council
WHIMPLE PARISH COUNCIL
Chairman John Griffith
Clerk Gerri Turner
January 2012

Whimple Parish Council WPC welcomes the opportunity to respond to East Devon District Council’s
EDDC consultation on the emerging East Devon Plan 2006 – 2026.
Whimple sits in the central part of East Devon, has a long history not only as a settlement of over
200 houses, but over the years it has been the heart of the cider making industry and was the home
of Whiteways cider. It boasted a rail freight terminal which was used to export Whiteway products
across the world. Whimple remained a major employment village until the late eighties and would
remain an active contributor to the local economy if the ex factory brown field site was not
constrained by the narrow road network and low bridges and had been used for jobs rather than
houses.
Whimple has many community groups including the PTA primary school, pre school group, history
society, sporting and leisure organisations including the cricket and tennis clubs, Multi Use Games
MUGA post office church, two pubs, shop, garage and shop, crematorium, several farms which all
provide local employment.
The five year old Parish Plan has been a useful tool to help the WPC focus its work on delivering the
wishes of the residents. Joint work is about to start on the new Neighbourhood Plan with our
neighbouring parishes. We have been an active partner with our neighbouring parishes to ensure
work on the new community is delivered as planned by the developer. (An example of this scrutiny is
our disappointed that the Parson’s lane roundabout yet to be opened on the old A30 is smaller than
anticipated. We envisage public transport and heavy goods vehicles will have difficulty getting round
without mounting the kerb.)
Whimple is pleased that in many parts of East Devon future growth will be modest in scale, but we
recognise and accept the big initiatives, some on our doorstep. We will continue to campaign to
ensure Cranbrook and all the growth in East Devon’s West End are delivered to the highest
standard and welcome the comments in the plan aspiring to see major strategic world-class
developments.
WPC agrees with future growth being modest in scale across many parts of East Devon and your
ambitions for the new town of Cranbrook. Whimple currently does not want to be part of Cranbrook
and therefore supports:
vi) Land separating the villages of Rockbeare and Whimple from the new community site.
S6 Development in Green Wedges

Within Green Wedges, as defined on the Proposal Map, development will not be permitted if it
would add to existing sporadic or isolated development or damage the individual identity of a
settlement or could lead to or encourage settlement coalescence.

We are supportive of Grouped Parishes and accept they have value as they show how communities
function in day to day living and Whimple has many synergies with Talaton. The villages share a
railway station doctor’s surgery and until recently a veterinary practice and parish vicar.
Residents of Whimple have been working hard to encourage South West Trains to improve their
timetabling and provide additional stopping services between the village and Pinhoe to enable more
people to use rail as their preferred method of commuting to work. Pinhoe station serves Sowton
industrial estate along with those major employers including Met office. Whimple would welcome the
dailing of the track from the village to Broadclyst through the proposed new station at Cranbrook.
This would add an additional miles of track enabling trains to pass at speed allowing more trains to
stop at stations from Axminster to Exeter.
7.20
WPC supports the reinstatement of the second track to create a passing loop between Whimple and
Broadclyst (closed) stations. This length of track enables trains to pass at speed which will enable
increased stopping trains for all east Devon stations. We call on half hourly services to Axminster
and eastwards as well as to Exeter and the west including the mainline St David’s station.
The current timetable is very restrictive denying residents to option of commuter train travel either in
Exeter, Devon or the rest of the country. We do not believe that your comments are strong enough in
relation to all the stations between Exeter and Axminster. Fifteen minute services are achievable
within the plan period and WPC calls on EDDC to be more ambiguous and recognize the valuable
asset these stations provide to local residents.

7.28 Cranbrook Expansion
WPC remains committed to ensuring the village is separate to Cranbrook and strongly defends the
green wedge between the two. There are no grounds to cross Cobden Lane, south old A30 or go
closer to Exeter Airport. The only area is north of the railway line. We do not support Cranbrook
beyond 6000 houses in total.
7.50 High value Employment
WPC welcomes the creation of employment opportunity for all residents, yet finds it ironic that
Whimple residents are denied the opportunity to travel to the Met office by train due to the poor
service currently offered by the rail company. EDDC needs to lobby with DCC to ensure this
situation be remedied before any new stations (Cranbrook) are opened.

We also recognize that employment opportunities for all types of work need to be considered and
suitable land made available to cater for their needs. New housing provision should not impinge on
these operations such as farming, manufacturing and the airports to name but a few examples.
Towns
WPC agrees that towns provide important services for both their residents and those of neighbouring
villages and settlements. The majority of growth for both homes and employment should be
delivered within these established towns. We find it disappointing that some towns lack ambition and
have modest aspirations to provide valuable services. We welcome and support growth that will
benefit residents of the district as well as Whimple.
15.20 Draft Strategy 22
In principle WPC agrees with the proposed 20 houses and we acknowledge that future demand
might require a variation on this number as long as this does not result in coalescence with
Cranbrook. We are currently seeking affordable homes for locals and do not want to see high
houses prices force or prohibit those with close links with the village disadvantaged and denied the
opportunity to live in Whimple.
Draft Strategy 26 and E7
We are keen to support employment opportunities in the village. Home working and start up
businesses (self employed) should be encouraged and we welcome this plan recognising the
valuable part these businesses play in the district.
WPC welcomes the call for further investment and improvement to technology provision like
broadband. We are disappointed that mobile phone connectivity is still nonexistent or very poor
across the district (and the country). We do not feel this plan is robust enough in this area and we
call upon EDDC to challenge the communication industry and encourage them to invest in greater
connectivity.
16.46 as 7.20 with the call for concessionary fares to include trains.
Policy S6 Green Wedges
WPC welcomes this policy and in particular the singling out both Rockbeare and Whimple:
21.6 vi) Land separating the villages of Rockbeare and Whimple from the new community site.

Policy H5 Affordable Housing on Exception Sites.
21.61 WPC understands and accepts the clustering with Talaton, yet there are close links with other
neighboring parishes including Rockbeare which need to be recognised.
We welcome the revised policy and the greater importance given to maintaining strong communities.
In conclusion WPC is supportive of the draft plan and policies being proposed and are encouraged
at the positive approach being adopted by the new Council.

Representor 0390 - Gittisham Parish Council
Parkers East
Gittisham
Honiton
Devon
EX14 3AS
Tel: 01404 850 922
Ross Sutherland
Planning Policy Officer
East Devon District Council
Knowle
Sidmouth
EX10 8HL

Thu, Mar 8, 2012

Dear Mr Sutherland
Consultation on the emerging East Devon Local Plan 2006 to 2026
st

Thank you for your letter of 1 December and the enclosed Draft
Consultation Plan.
My council has responded to previous requests in earlier consultations
during the process of producing the 2006-2026 Local Plan. Our responses
have been informed by our own local Parish Plan, published to EDDC in
2011. This plan was itself informed by a thorough consultation exercise
within the parish and our responses to the predecessor draft plans, and our
parish plan itself, has had the endorsement of a well attended meeting and
subsequent parish council discussion.
Throughout this lengthy process our position has been consistent: we, as a
parish, are opposed to development within our parish on the land adjacent to
the Heathfield industrial and residential estates, to the west of Hayne Lane.
We have read the consultation plan carefully and can find no reason to
withdraw our objections, which we would like to stand.
On the housing:
We accept that the specific identification of housing land has been
withdrawn, but we note that this withdrawal is conditional on alternative sites
emerging. We contend that, during the lifetime of the plan, 300 dwellings will
occur within Honiton Town boundaries without the need to identify strategic

E-Mail: dfdfallows@googlemail.com

sites. This is a not an unrealistic target and such an approach would accord
with the EDDC priority expressed in paragraph 3.7 of the consultation plan.
With regard to the employment land:
Our reasons for opposing this have been rehearsed in earlier consultations.
In the report by Roger Tym and Partners, commissioned by EDDC, at most 5
hectares were deemed to be sufficient to meet Honiton’s needs. Devon
County Council also opposed the provision of 15 hectares. Guidelines on the
ratio of the provision of housing to employment land would also indicate a
much lower provision. The only argument advanced in the consultation for 15
hectares is the opinion of the agents for the landowner that such a volume of
land needs to be developed to enable the developer to contribute to
necessary improvement at the Turks Head junction. This opinion is cited with
no supporting evidence.
In our view, the necessary changes at Turks Head are not material to the
discussion of this employment land. Improvements, which should be
supported in part by the Lidl and Aldi stores development, are needed now.
They will be even more important if EDDC moves to Honiton in 2015 (as is
their policy). The Turks Head junction will have to be improved before a
penny from the new employment land becomes available.
We therefore object to this proposal.

David Fallows (Chair Gittisham Parish Council)

Conrad Savage: 21/2/96
cc: Pat Attard, Teri-Anne Hornby, David Holt, File

Representor 0401 - Exmouth Town Council - Sports Centre

EXMOUTH TOWN COUNCIL
Mrs K Little
Head of Planning and Countryside Services
East Devon District Council
Knowle
Sidmouth
Devon
EX10 8HL

Exmouth Town Council
Town Hall
St Andrews Road
Exmouth
Devon
EX8 1AW

Date: 23rd December 2011
Dear Kate,
Exmouth Sports Centre
Several of our Councillors attended a presentation by Peter Gilpin, Chief Executive
of Leisure East Devon to hear his vision for the Leisure Centre with proposals for
how he would wish this to develop assuming that funding can be found.
The Council’s Regeneration and General Purposes Committee received a report
back from those Councillors who were impressed with the aspirations and a copy of
the relevant minute follows:‘G61 Sports Centre Presentation
Councillors had attended the LED presentation on aspirations to improve the Sports Centre
led by Peter Gilpin, Chief Executive of LED. He had requested that the Town Council
commit to supporting redevelopment plans for the Sports Centre to ensure that it is not
actively included in future regeneration plans for the town. The Local Plan Working Party
TAFF would need to request that the Sports Centre be removed from the LEX5 policy and
would not be contained in any future redevelopment.
RECOMMENDATION that the Town Council write to East Devon District Council and
the Local Plan Working Party TAFF to request that the Sports Centre be removed
from the LEX5 policy and not to be contained in any future redevelopment so as to
enable refurbishment and a secure future for the Sports Centre’.
Whilst this is a recommendation for adoption by the Council the Committee was
concerned that you should be aware of its view. This fits with the Master Plan
where supermarket development should happen on the Rugby Club site if all issues
can be resolved. Clearly there is a desire to ensure that S106/CIL negotiations in

the future will take cognisance of the need to bring the sports centre up to
contemporary standards.
Yours sincerely

Town Clerk

Representor 0401 - Exmouth Town Council
Exmouth Town Council
East Devon Local Plan – Response to Local Plan Consultation
Changes to the Draft Plan to be Referred to East Devon District Council as the Town Council’s
Response

Page

Para

Proposed Change

74

10.1

Delete the first word in the paragraph ‘Substantial’ and capitalise H for Housing.

75

10.2

Last bullet point – Review number of 861 and in view of changes relating to
Plumb Park later in the document. How is the number comprised? Can this be
clarified with a chart?

75

10.3

Delete the word ‘numerous’ in the penultimate line.

75

10.5

Change first sentence to read ‘Exmouth has a population of around 36,000
people which expands by more than 10,000 in the summer season (a large
number of those visitors staying at Devon Cliffs) and although there are
important businesses located in the Exmouth it is mainly also acts as a
dormitory town.

75

10.6

Change first sentence to read ‘In addition to its substantial tourist trade,
Exmouth serves as a regional centre for sport and leisure including, water sports
such as sailing, wind surfing and kite surfing and land based sports such as
tennis, rugby, judo, cricket and archery’.

76

10.6

Change last line - Western end of Gateway to the Jurassic Coast World Heritage
Site.

76

10.8

At the sixth bullet point add the words after ‘longer trains’ ‘and provision of an
improved Transport Interchange’.

77

10.9

Change the second sentence to read – A social enterprise company not for profit
Industrial and Provident Company has been set up for the benefit of the
community. The company seeks to purchase about half of the site within 3 years
of signing an agreement with the University of Plymouth. The University of
Plymouth will sell the remainder for housing purposes unless an alternative
more beneficial planning arrangement can be made to achieve community
objectives including employment, education and leisure.

77

Draft
1. New Homes - Review number of 830 homes and in view of changes relating to
Strategy Plumb Park below. How is the number comprised? Can this be clarified with a
17
chart? Is the word ‘addition’ correct or should it be ‘including’?
4. Social and Community and Leisure Facilities in the second service between
1

the word ‘services ...and ...library’ add the words ‘Leisure Centre enhancement
on the present site,’ (This needs inclusion – LEX5 of the former Local Plan did
not refer to this).
5 Infrastructure - delete words ‘enhancement of’ as unnecessary and add
words at the end of the sentence ‘including transport interchange’
(b) Liverton Phase 2 words ‘into in’ does not make sense.
Littleham Valley 190 see supplementary paper attached – page 3.
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Supplementary Paper
Littleham Ward – Supplementary Paper AGREED to be submitted to the EDDC LDF Panel and
adopted by Exmouth Town Council meeting on 23rd January 2012
Proposal by Clinton Devon Estates for new homes at “Plumb Park”, Littleham
It has become apparent that the Town Council’s previous view, favouring the site suggested for 190
houses would either involve building houses on the hill known as ‘Donkey Hill’ or involve a housing
density that would be undesirably high. Furthermore the development would be unlikely to
generate sufficient finance to provide improvements to local infrastructure, in particular to deal with
the serious traffic congestion at Littleham Cross.
For these reasons, despite the serious traffic issues, the Clinton Devon Estates proposal for

350

homes in the area named ‘Plumb Park’, adjacent to but not within the Littleham Valley and behind
the Pankhurst Industrial Estate, is now considered by Exmouth Town Council to be acceptable. This
is subject to:-

1. Resolution of significant easing of congestion at Littleham Cross and
travel problems getting across or onto the Salterton Road and that
other more general travel journey problems in Littleham are addressed.
2. A public open space of approximately 12 acres is created on Donkey Hill with it being
designed to ensure a quality and easily maintained space.
3. Other new or upgraded community facilities as identified by the local community are
developed.
4. The viability of the farming activity in the Littleham Valley is maintained.
5. The Pankhurst Industrial Estate is improved, possibly by redeveloping some (or all) of the
industrial area for housing.
There is also the expectation that if as many as 350 homes are permitted, Clinton Devon Estates will
help to ensure that:
A substantial proportion of affordable homes are built thus helping to meet the substantial
needs of Littleham and Exmouth.
• Any development would involve landscape improvements.
• Some funding will be provided to improve the facilities at Littleham school.
• Improvements are made that are identified by the local community.
•

If the conditions are not met then 350 homes cannot be supported and the area of land previously
identified by the Town Council should be extended south to provide an extra 2 hectares of land so
that the top of Donkey Hill is protected and maintained as an open recreational space and that 190
homes can be built with a density reduced to approximately 30 homes per hectare.
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Representor No. 0409 - Nic Pawson

Response to Exmouth Local Plan Consultation 2012
For the attention of MATT DICKENS please
Size of Exmouth
Page 74 Paragraph 10.1 ‘The future for Exmouth’. ‘ Vision’.
This paragraph perpetuates a basic and vital flaw in its supposition that an ‘Area Centre’ can
retain its integrity beyond the population-size at which its internal facilities and ‘organs’ (i.e. its
infrastructure) are able to best serve its citizens. Those of us who live here are only too well
aware that the Town outgrew its infrastructure some years ago.
Education
To be specific, take, as an example, the crucial ‘organ’ of Secondary Education. There is an
argument among the older, and the more traditional citizens, that Exmouth Community College
has already been damaged by the insensitive, inexorable house-building – which continues to
force up the school population.
If this was agreed to be the case, it would theoretically be possible to reduce the catchment - but
this would be anti-social as the school complements the Area Centre rationale.
A second option would be to reduce pupil numbers by building an additional Secondary School,
as happened in 1939/40. This would not only be disproportionately expensive, but equally
important, it would, in my opinion, be destructive of the integrity of the Town. Neither of the two
Schools would be Comprehensive, in the full meaning of ‘teaching’ and ‘taught’, until the
Catchment was 50% more densely populated than it is now.
My grandchildren are the third generation to attend/work in this school, and we accept that 21st
century education needs a breadth and depth of provision that only a large 11-18 unit can provide.
ECC’s provision is excellent, and even better provision is planned.
I believe it to be the case that there are Area Centres in East Devon where the Secondary Schools
lack the pupil numbers necessary to provide adequately for 21st century needs, in their catchments.
These Area Centres, unlike Exmouth, could be said to need new settlements within their
catchments, and indeed some, such as Axminster, may be getting them.
Exmouth has out-grown itself
There are numerous other examples of Exmouth out-growing its ‘vital organs’ – e.g.
 Claremont Grove Health Centre
 Exmouth Library
 Town Council Chamber
 Central car-parking capacity
 Beacon School
 Rail and main-road capacity
 Sports Pitch provision for under-18s
 A central ‘high-end’ convenience store
 A central public hall of appropriate capacity etc. etc.
Employment and Housing
Paragraph 10.1 highlights the EDDC Draft’s basic error in inversion of the priorities: it puts houses
first – and only later it expresses the hope for new employers, and that these hoped-for Employers’ first
gift to Exmouth will reduce the Town’s out-commuting. There is no evidence in the Draft Plan that
increased employment can be achieved.
House-builders are forcing their interests on EDDC: while employers are not.
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So the Local Authority (LA)’s first task is to provide employment opportunities.
To judge by Liverton Business Park, conventional employers are not queuing as house-builders
are.
There is said to be a demand for more space for offices and ‘start-ups’. Victoria Way is urgently
in need of Redevelopment to maximise its huge potential for just such uses. In addition, its vital
present functions would benefit at Ground Floor Level.
As there is no sign of this situation being changed by a wishful-thinking Local Plan, for
whom will the house-builders be building?
 more retirees? - which will further erode an already-unbalanced demography
 increase the number of commuters? – the very proportion the Draft Plan seeks to
reduce?
Tourism
So in Paragraph 10.8 I suggest that the seventh point is moved to the top of the list of Enhancements.
‘Promoting the Town as a high-quality tourist destination capitalising on its waterfront assets.’
This is the only current field of employment in which EDDC could back investment with evidence of
demand.
Promoting Tourism would create a wide spectrum of jobs. It would play to the national trend of
‘staycation’: a trend which the economic environment and the drive to healthier lifestyles is likely
to amplify over the medium and long term.
In the LA’s nearly 40 years of Planning, its contribution to Exmouth’s success as a tourist
attractant seems on balance to be negative. To its credit it has promoted  a well-designed and imaginative play-park and barbecue-area on the Maer
 dune-control
 beach-cleaning
 stage at Manor Gardens
These do not compensate for the sort of Planning Permissions which have sadly led to
 virtual exclusion and loss of attraction around the Point
 allowing boat-launching at Mamhead and Belshers to be made difficult and/or dangerous –
without providing new alternatives
 near-total neglect of one of the best estuarine frontages in Britain
 total neglect of Camperdown Creek, exacerbated by the inappropriate retention of the
DCC/EDDC Depots
 failure to augment DCC efforts to provide traffic-free routes etc.
 no apparent thought for provision of defence against forecast sea-water level rises
These are very serious examples of a lack of vision, local understanding and care.

Rationale for Supermarket?
Paragraph 10.8 Point 2
‘Encouraging town centre retail development with a new supermarket….’
A good case has been made by others for a ‘Town Centre supermarket’. If this is so, I think it
should be ‘convenience-goods’ only. This would broaden what is ‘on offer’ in the Town Centre
to both visitors and residents, and take some of the ‘over-trading’ off the central Co-op, without
competing with the Town Centre’s ‘comparison-shopping’ trade.
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The question of ‘actual need’ is debatable, but not relevant. (ASDA saw the ‘need’ - in their
terms, for 40,000 square feet. – whereas 20,000, convenience-only, would be more appropriate.)
In old terminology, we should identify and ‘safeguard’ a site which is appropriate to Exmouth’s
central needs as we understand them. This site would be planned inclusively with the other
west-of-centre developments, in respect of –
 size
 type
 and precise site
– and avoiding the temptation for the Supermarket to expand upwards by planning a Town
function on the floor above, for all space not needed for office or storage.
Whatever the configuration of functions west-of-centre, there is a blunt question of parking
capacity, road layout and convenience, if we are to maximise this inestimable west-of-centre site.
All the factors seem to me to point towards aiming for the greatest appropriate split between
ground-level vehicles and first-floor level traffic-free amenities. (Only the Transport
Interchange and the Swimming Pool need to be at ground-level).
A good Architect could surely design an aesthetically-pleasing crossing of the A376 to go over or
under the road. Over might be less expensive, and it would serve all the First Floor amenities to
justify its cost. It could provide a ‘gateway’ to the Town over the A376 – and the start to an
impressive ‘grandstand’ for the Estuary. (Restaurant, Hotel and Exhibition Centre to follow, at
the upper level?)
Boundary of Town
Paragraph 10.9 Draft Strategy 17
‘The current Local Plan built-up Area Boundary’ is NOT being retained, and it has been breached
in the past (e.g. east of Dinan Way). EDDC has now proposed ignoring it again – without a
rationale to back the excuse that exceptions are final – or a new boundary is necessary; or in what
way town enlargement can be explained as ‘strategic’.
‘Development’
Paragraph 10.10
I take serious issue with the use of the word ‘development’ in this Draft Plan. (This lack of
‘definition’ could be equivalent to regarding nutrition as simply a matter of calories.)
In terms of Exmouth, additional house-building might be needed as a consequence of true overall
development. Without the latter, to make good deficits, and the investment that would promote
the Locality’s inherent potential, additional housing is counter-productive.
It is unacceptable to plead the need for Affordable Housing to justify the unaffordable building!
Exmouth has this imbalance as a direct result of poor administration of an inherently-flawed
policy. Every new un-Affordable should have made some contribution to Affordables over the
last 40 years. E.g. More than 300 new units were built in the first round of Dock Re-development.
Only 13 ‘Affordables’ could apparently be negotiated. Some 18 years later none have yet been
built. Is our target 40% - or 4%?
Wording of Text
Paragraph 10.10/3
“There are limitations IN (not ‘on’) social and community infrastructure provision’. The
meanings are different. Such a serious editorial(?) mistake seems to indicate that this vital and
basic factor is not understood by the LA?
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Sustainable Assets
Paragraph 10.10/3
With a foresightful plan and investment, Exmouth could earn its living by demonstrating its
sustainable assets e.g.
 energy capture, research and exposition – exhibiting beside the Natural History of the
Estuary, Commons and Heritage Coast. (There is already an experimental tidal generator
being tested in the Exe Estuary.) The Local Plan could facilitate launching; retrieval and
maintenance of river, tidal and wave-energy capture, testing installations.
By developing a Slipway and Quay in Camperdown Creek, with safeguarded access from
the railhead, we could ensure that we maximise the employment assets of our unique
geophysical location.
This needs the co-ordination of all three Local Authorities with Exeter University.
At the same time, such a development could revive the small-boat industry.
 a traffic-free Cycle/Walking Network for residents and tourists
 and a fully-comprehensive Transport Interchange, to cover all modes of transport
EDDC continues to leave Exmouth in the ‘bucket-and-spade’ bracket, while neglecting the 365day visitor potentials. This should include Cycle Circular Route around the Estuary, with
improved ferry crossing for bikes.
EDDC continues to push for an increased rate-take from Exmouth - while neglecting to enable and
invest in the Town’s 21st century unique potential for tourist development and energy capture.

Nicholas Pawson 23.1.12
1 Greenacre
5 Isca Road
Exmouth EX8 2EZ
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1. Introduction


This report has been produced after careful consideration of the New Local Plan. As a
residents’ association we are concerned about the future of our town and the impact
on residents of any proposed changes.



This response refers to Chapter 10 of the Local Plan which relates specifically to
Exmouth.



This report both comments on the proposals and suggests how they could be
improved.



Key points drawn from the original draft LDF are boxed in grey. The revised
proposals are shown boxed in pale orange. Our comments follow these extracts.

2. Impact outside East Devon


The LDF proposes a massive expansion in the housing provision within East Devon.
The LDF needs to include statements from the other authorities in this area (e.g.
DCC, Devon Fire and Rescue, Devon and Cornwall Constabulary, Ambulance
Service, RD & E Wonford (Hospital), Devon PCT [NHS].) to confirm how they will
be able to cope with the anticipated increase in the demands for their services. It
would be foolish to countenance any expansion without knowing that the
population’s support needs will continue to be catered for.

3. New Homes
- around 1,850 homes to be built on strategic sites allocated for development (this will on top
of the 970 homes already with planning permission or committed to be developed or built in
the 2006 to 2009 period).
around 830 homes to be built, in addition to the homes already with planning permission or
under construction.


We are pleased to see that the number of additional homes proposed has been reduced
by approximately 1,000.



Nevertheless this is still a considerable expansion in the size of the town and is only
acceptable if corresponding improvements in infrastructure are included.

4. Jobs
- significant new employment provision is proposed for the town.
- significant new employment provision is proposed for the town.


No changes have been made to the earlier statement.



We do not believe that local councils have the expertise necessary to generate jobs in
the area beyond setting aside land for business use.



Retail business will come here and put up with the poor transport connections
because they see our residents as potential customers but other businesses, with
customers elsewhere, will find it difficult to bring in raw materials and send out their
completed products?



It is therefore essential that transport links are improved if there is to be any realistic
chance of enticing manufacturing businesses into the town.
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We believe that Exmouth will continue to be a dormitory and accept that the majority
of working population will commute to and from Exeter.



The only substantial employers likely to find Exmouth an attractive location are those
in the administrative sector, in research or in new technology. These businesses
merely require a good broadband connection to communicate with their marketplace.
The arrival of high speed, fibre optic broadband in Exmouth will enhance the town’s
chances of enticing more of these businesses.

5. Town Centre
- significant investment in new retail and commercial facilities in the town centre is
proposed.
- significant investment in new retail and commercial facilities in the town centre is
proposed.


There is no change from the draft statement and our comments therefore remain the
same.



It is difficult to understand what this statement means. Certainly it seems unlikely that
the major store chains will open in Exmouth when they are all represented in nearby
Exeter and most people would prefer to go where there is greater choice.



Supermarkets tend to employ large numbers of part-time staff, many recruited from
local shops, which fail to survive, so little is added to the pool of full-time
employment in the neighbourhood. Profits leave the area, causing a net loss to the
local economy.



Without more information no further comment is possible.

6. Social and Community Facilities
- new facilities to serve the needs of Exmouth residents, to include enhanced medical
services, library and other commercial services.
- new facilities to serve the needs of residents. These include enhanced medical services,
library and other commercial services.


Purely a wording change and so our response is unchanged.



Health, educational and leisure needs, as well as local shopping, will require planning
at the same time as the housing.



Unless the traffic routes are improved congestion on the major roads will get much
worse.



There needs to be a balance maintained between home care and specialist provision
for the elderly.



Again without any more meat this statement gives no indication of what will be done
or where it will be.

7. Infrastructure
- completion of Dinan Way and upgrading of public transport provision to Exeter. This
highway completion is likely to require 'tariff' based developer contribution funding from all
future developments in or near to Exmouth.
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- upgrading of public transport provision to Exeter, primarily through enhancement of
public transport improvements.
- Completion of Dinan Way, this highway completion is likely to require developer
contribution funding from all future developments in or near to Exmouth.


Once again it is only the wording that has changed since the draft. A grammatical
error has crept in on the first bullet point but otherwise the proposals appear to be the
same.



We agree that the Dinan Way should be completed.



We believe that alternative proposals are needed in order to fund the completion of
the Dinan Way and obtain the maximum benefit from the associated developments in
that area.



There should be a grand plan as to how this will be achieved but no thought appears
to have been given to this.



IT is essential that a plan for the area around the Dinan Way link should be
developed before any more work is carried out on the LDA Masterplan
proposals. Otherwise opportunities may be lost.

8. St John's Wood
- mixed use development for up to 1,000 homes and land for mixed use employment (10ha)
and community/commercial facilities. This development will provide for longer term
expansion of Exmouth and because of the environmental sensitivity issues will need to be
developed to the very highest standards. A new neighbourhood centre will need to form part
of the overall development.


We are delighted that the proposals fro St. John’s Wood have been dropped.

9. Phase 3 at Liverton Business park
- around 2.5 hectares of employment land.
- Phase 3 at Liverton Business Park - around 3 hectares of employment land. Liverton Phase 2
does have planning permission but it is also calculated into in allocations with 8 hectares.
 We note that the proposed employment land in Phase 3 has been increased by half a
hectare.


What does the statement relating to Phase 2 mean? WE would not want a further 8
hectares allocated.



There are several unused factory premises in Exmouth that should be brought into use
before any more green field site are concreted over.



All phase 3 land should be covenanted to restrict future use to no-retail businesses,
for example manufacturing, repair, maintenance etc. Sites should be used for
businesses that employ local labour, not simply storage facilities.



Whilst we would like to see more detail it seems likely that we would not oppose this
extension of the business park PROVIDED it is only 3 hectares!

10. Littleham Valley
- around 500 new homes.
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- around 190 new homes.


The reduction in size from 500 homes to 190 seems sensible. We understand that
Exmouth Town Council will be submitting an alternative proposal which we have not
been able to evaluate.



A study should be undertaken to ensure that the roads in this area can handle the
additional loads.



We would like to see more detail.

11. Future sites to be identified
In addition to these strategic allocations 150 homes will be accommodated on sites to
be identified through future phases of plan production.


It is not possible to comment on this proposal until we know what sites are envisaged.



Exmouth already has enough houses without trying to squeeze more in.



There is already urban sprawl with little or no supporting infrastructure.



We are uneasy about this unexplained intention for more building.

12. Goodmore Farm
- mixed use development for 350 homes and around 5 hectares of land for mixed use
employment (3ha) and community/commercial facilities.
- mixed use development for 350 homes and around 5 hectares of land for mixed use
employment (3ha) and community and commercial facilities.


No changes here from the draft. Our comments remain the same.



Development here would be acceptable providing the Dinan Way is completed.



There is a need for more facilities in this part of the town including medical centre,
primary school, and shops.
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OTHER COMMENTS
13. Rolle College buildings
About half of the former Rolle College campus is to be purchased by Rolle Exmouth Ltd, a
not-for-profit community organisation, and under the terms of the agreement with Plymouth
University it could be used for various purposes. The project is for:(a) education and training, mainly academic and vocational courses for 16-19 year olds.
(b) community issues – exhibitions, theatrical and musical performances, conferences etc
(c) one building will be made available as serviced offices for small or start-up businesses.
(d) The remainder of the former campus would be sold for housing by Plymouth
University.
These proposals are considered likely to be of considerable benefit to the community and the
site is therefore added to the proposed allocations, for mixed use development.


Great store is placed on the likely benefits of redeployment of the old Rolle College
site.



The Community College have already declined to use the buildings on the grounds of
cost.



Many people in Exmouth do not want to see the Rolle buildings wasted.



However until there is a clear and financially viable business plan for this site it
should not feature within the Local Plan. The LDA Masterplan is treated in this way.



Would the likely uses proposed in the Local Plan bring in sufficient money to pay for
the purchase and upkeep of the site in the long term?

14. LDA Masterplan
It should be noted that future drafts of the Local Plan may need to be updated to reflect the
findings of the LDA Masterplan work. This could impact on both Strategic and Development
Management Policies which will may need to be amended to reflect changes to the plan.


We agree that the Masterplan needs further work before it can be integrated into any
Local Plan.



We would accept this approach if it involves careful evaluation of Masterplan
proposals before they are integrated into the Local Plan.

15. Supermarkets


It is obvious that despite the shelving of ASDA’s plans last year the LDA Masterplan
proposes the building of a new supermarket somewhere on the land adjacent to the
estuary.



ERA will oppose this because the Exeter Road could not handle the extra traffic and
the town centre already has sufficient food outlets (Coop, Tesco Express and
Iceland.).



There is no evidence to support the theory that people visiting a town centre
supermarket would also visit the shops in the town. In our view people go to the
supermarkets to get their perishables and having got them take them home before
they perish!
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The ERA is unconvinced that the town needs any more supermarkets and believes
that large supermarkets are no longer ecologically acceptable. If we are serious about
sustainability we must increasingly obtain our daily needs locally.



If, however, it is decided that Exmouth does need a new supermarket the only
sensible site for it is at the Goodmore Farm end of the Dinan Way provided that the
link with the A376 is also completed. It would then be on the opposite side of the
town to Tesco, reducing ‘home to supermarket’ mileage and traffic congestion in the
vicinity of Tescos which will probably get worse when the Tesco expansion is
completed next year.

16. Transport policy and sustainability


Exmouth needs to encourage energy conservation and generation. Energy generation
in the town should provide the funds for future enhancements.



Transport policy should increase the use of public transport, cycling, walking and car
sharing wherever possible.



Space, near to peoples’ homes, should be reserved for the creation of more allotments
to encourage local food production.



Steps should be taken to ensure that students are able to travel to and from
school/college on public transport either free or at minimal cost.

17. Valley Parks


It is essential that the Valley Parks are completed so that they provide continuous,
safe, traffic-free footpaths and cycleways from the outskirts of the town into the
Community College and the town centre.

18. Public conveniences


ERA believes that Exmouth should seek to develop a network of public conveniences
throughout the town such that wherever you are in the town a well maintained public
convenience will be within easy walking distance. In recent years facilities have been
closed or demolished. This is unacceptable particularly in a town that relies on the
holidaymakers who may be out all day and where there is an exceptionally large
elderly population.

19. Flood Prevention


The town centre, sea front, estuaryside and marina are all at risk of flooding from the
sea and yet the LDF does not make any mention of flood prevention work to protect
these vulnerable parts of the town in the future.



Below is a map showing in blue the areas that the Environment Agency believes are
at risk of flooding by the sea:
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The ERA believes that it is essential to devise a plan whereby the south-west corner
of the town will be protected from incursion by the sea when water level rise.



The Local Plan should explain EDDC’s plans to counter the threats shown in the
above diagram.

ERA – 30 January 2012
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Representation No. 0435 - D Moss

Representor 0442 - Exmouth Community Association
Exmouth Community Association
Consultation Submission on Draft Local Plan
23/1/2012
1. General Comments
1.1 We welcome the general tenor of the Draft Local Plan, which now reflects
many of the points put forward by the ECA on the previous LDF Core
Strategy. In respect of Exmouth we particularly welcome:
* the emphasis on employment-led regeneration,
* the overall reduction in housing allocation and the strong emphasis on
affordable housing,
* the intention to incorporate, as appropriate, the findings of the LDA
Masterplan and the emerging initiatives for the Rolle College site.
1.2 Notwithstanding our general welcome for the Draft Plan’s stated intentions
for East Devon as a whole, and for Exmouth in particular, it is impossible,
given the two-stage plan preparation process, to see how the many worthy
intentions can be successfully translated into developments on the ground.
We are simply not in a position to give anything more than CAUTIOUS
SUPPORT for the Draft Plan as it stands now because it is difficult:
(a) To agree or disagree with the scale or location of the
housing/commercial allocations without seeing how and where the
identified need for additional community facilities/services and
infrastructure improvements, especially in road and transportation
networks, cycle/pedestrian/green routes and public transport, are to be
provided and how they will link with the Integrated Transport
Interchange, or
(b) To comment fully on the Littleham housing proposals without seeing
how the inevitable and detrimental impact on Littleham village is to be
resolved or
(c) To see how all that is proposed for Exmouth can be achieved
without detriment to the internationally-important and economically
valuable environmental setting of the town or surrounding high grade
farm land.
(d) To see how the current infrastructure deficit, (which was highlighted
in ECA’s previous submission on the Core Strategy) will be rectified. At
present health, education, transport and community infrastructure, such
as the library, is not only overloaded but in some cases is not fit for
purpose in meeting the needs of the existing population. Adding 1000
households will not only severely exacerbate the existing problems, but
unless there is a proper plan for meeting the infrastructure deficit will

put into jeopardy the success of the Local Plan in meeting its aims for
employment-led regeneration. Companies and entrepreneurs looking
to locate to Exmouth will make that decision not only on Exmouth’s
support for business in terms of premises, connectivity etc., but also on
whether it is a good place for families, with adequate provision for
health care, education and community facilities for all ages – in other
words a good place to live!
(e) For the Local Plan to succeed it must be based on evidence and
proper analysis to ensure that solutions work and the available money
is spent wisely and to the best benefit. Currently that evidence and
analysis is sometimes lacking – in regard to the decision on housing
numbers for example.
2. So, whilst generally welcoming the strategic approach now proposed, we
must reserve judgment, particularly on specific land use and development
proposals, and in turn await the second stage of the plan preparation process,
when hopefully we will be able to see how strategic policies might be
successfully translated into development and services on the ground. In
setting out these strategies we hope that EDDC will take full account of the
following:
3. Constraints of Exmouth’s Geography and smart use of Brownfield
opportunities
3.1 The constraints imposed by Exmouth’s geography and the position of its
town centre (as recognised by the Local Plan (10.4)) mean that the Local Plan
must ensure smart land use for residential, business and commercial use so
that the maximum benefit is obtained from land available, the current
character of the built and natural environment is honoured, while recognising
the different needs of communities within Exmouth, as well as looking at the
town’s needs holistically.
3.2 The “Vision for East Devon” (para 3) gives priority for the development of
brownfield sites. This is welcomed and is most relevant to Exmouth. A
strategic approach to the use of brownfield and the new industrial parks such
as Liverton 3 for employment should be adopted. Planning should encourage
business relocation to appropriate locations for example on the outskirts of the
town, thereby freeing up valuable brownfield sites for more appropriate social,
community and related town centre uses.
4. Evidence of Housing Need
The evidential base for the total number of houses proposed, as well as the
proportion of affordable housing to be provided, is still not clear. It is essential
that the need for affordable housing is fully met.
5. Employment

5.1 Building on existing employment strengths
The existing strengths in Exmouth’s employment must be safeguarded and
strengthened including employment services to meet the local needs of the
population of 36,000 people, fishing and marine based industries, high tech.
industries, educational provision based around Rolle and tourism. We agree
with the Local Plan that Exmouth should be a high quality tourist destination,
moving from a second tier tourist destination to a first tier – to do this the
range and diversity of provision for tourists has to be increased to improve the
offer. A fundamental question asked of any development should be whether
and how it supports this aim.

5.2 Enabling new employment opportunities
Start-ups and business growth should not be inhibited by lack of affordable
and adequate premises – it is not enough to leave it to the market and
developers. Housing development should also recognise the importance of
start-ups with work/residential units being provided as the Master Plan
suggested for Camperdown.
6. A Balanced Community
ECA welcomes the emphasis on developing new social, community and
leisure facilities to serve the needs of residents, including enhanced medical
services, library and other commercial services. To achieve this and its
underlying aims and to bring about a sustainable balanced community, the
Local Plan must consider facilities for all age groups. For example we have
concerns about the aim to secure 'care' and 'extra care' housing provision in
the town for the elderly. There is already considerable provision for elderly
sheltered accommodation in Exmouth some of which remains unsold. We
consider that the type of residential building needs to focus on ensuring that
Exmouth does not become a retirement town and does ensure that it can
retain and improve the age balance of its population as set out in the Local
Plan aims.
7. Transport Strategy
7.1 Completion of the Dinan Way
We agree that the Completion of Dinan Way is required to provide a through
road. The proper design of the junctions with the A376 and Salterton Road of
the proposed Dinan Way extension will be crucial to its success in diverting
through traffic, reducing congestion, improving circulation and preventing rat
running through residential areas. In this connection it is worth noting that
traffic lights slow down traffic flow and roundabouts improve it.
7.2 Sustainability Aims
To meet the Local Plan’s sustainability aims and the government’s
sustainable transport policy a proper transport strategy for the town should be
drawn up:

-

Which fits the LPT3.
Builds on the principles of connectivity set out in the LDA Master Plan
and extends them to the whole of Exmouth.
Develops proposals to connect all Exmouth communities by green
ways and paths as well as
Analysing the likely trends in public transport use in conjunction with
DCC.

7.3 The Integrated Transport Interchange
This is a key element of the infrastructure needed in Exmouth. We are
fortunate in having the bus station next to the railway station.
7.3.1 The ITI is fundamental to the employment–led regeneration of Exmouth.
Local small businesses need to connect with the wider UK and abroad. The
A376 and geographical position of Exmouth is never going to make road
connectivity easy.
7.3.2 The ITI will also facilitate tourism, especially as the Avocet Line is so
picturesque and the 57 bus goes through Topsham, by encouraging visitors to
stay in Exmouth and use it as a base for exploring Exeter.
7.3.3 Development of the ITI fits the government’s sustainable transport policy
and will also act as a strong link to connect the estuary to the town centre.
7.3.4 The ITI should include the following services: train services; bus
services - all routes in and out of Exmouth; taxi and car drop off and pick up
point; taxi rank; long stay (including more than 24 hours) and short term
parking; cycling facilities (including hire); waiting areas, toilet facilities etc;
shopmobility; information and refreshments as well as strong public transport,
cycle/mobility and pedestrian links with the rest of the town.
7.3.5 There are also government financial incentives available to bring about
its policy aims so that the development of the ITI need not require community
infrastructure levy.
7.4 The proper resolution of congestion should precede any proposal for
development being accepted
7.4.1 Any proposals for development for either residential or
employment/mixed use must be underpinned and preceded by a proper
transport strategy which ensures that existing congestion is alleviated and not
exacerbated.
7.4.2 Both the proposed Goodmores farm development and especially the
Littleham development have significant traffic implications. For example
Littleham village is already blighted by traffic going to and from Sandy Bay
during the extending holiday periods with traffic backing up at Salterton Road
and Littleham Cross, leading to rat running down Broadway and also Castle
Lane, which is totally unsuitable for the caravans that often now use it. Sandy
Bay is an important employer in the town and tourist attraction. It is important
that visitors are not inhibited by congestion at Littleham Cross from visiting the

town and surrounding attractions in East Devon. Any increase in car usage
through residential building in the Maer valley and improvements to the
industrial estate will add to the burden of traffic and changes in access will
increase rat running through totally unsuitable and residential roads with
potentially dangerous junctions. The Local Plan is an ideal time to resolve
these issues. One possibility in Littleham is a road linking the Salterton Road
with Sandy bay and bypassing the village.
7.5 Sustainable transport should be fundamental to the design of new
developments
The needs of pedestrians, mobility users and cyclists should form a
fundamental aspect of the design of any development, both residential and
industrial/commercial together with how such paths and green ways connect
easily and conveniently for such non-car users to other areas, amenities and
services of the town and especially the Integrated Transport Interchange. In
addition residential development should be designed to inhibit rat running
while facilitating public transport use either now or in the future. If we are to
cut down on car use other forms of transport must be given equal weight: it is
not enough merely to connect up the roads.
8. Meeting the Infrastructure deficit.
8.1 Currently there is a deficit in community services that meet the
requirements of the 21st century. Examples include sports and swimming pool
facilities, which are often do not meet modern standards and are inadequate
for the population; inadequate boat launching facilities, despite the importance
of marine based activity to both employment and leisure and the library, which
is too small and does not meet the requirements for a 21st century library in a
town the size of Exmouth.
Health services are overloaded or too small for the size of our ageing
population. For example car parking around the joint GP practices of
Claremont and Rolle and the Exmouth hospital is totally inadequate.
The Local Plan’s intention is to build 1000 further dwellings with the emphasis
on families. This increase in the population of Exmouth will mean that serious
consideration must be given to the capacity of the existing schools to cope.
Given its geography and the sustainable principles outlined in the Local Plan it
is vital that cycle, mobility and pedestrian green lanes provide a genuine,
convenient and joined up alternative to car use.
8.2 Unless all these issues are properly dealt with under the Local Plan its
stated sustainable principle of ensuring that local services are provided to
meet local need will not be met.
9. Town Centre and Retail
9.1 ECA welcomes the intention that the agreed LDA Master Plan will become
supplementary planning guidance and place the emphasis on the
development of the town centre. We consider that there needs to be proper
strategy for town centre development, which incorporates the principles of the
Master Plan as well as necessary infrastructure. The Local Plan needs to

identify how connectivity and the other principles on which the LDA report was
based will underpin the strategy for the town centre, estuary and seafront.
9.2 As we stated in our response to the LDA Master Plan, we question the
evidential base for a supermarket. We also wish to highlight again the conflict
in the Master Plan between the aim of better pedestrian connectivity from the
estuary to the town centre and the increase in road traffic that would result
from a supermarket on the roads separating the estuary from the town centre.
The strategy must clearly demonstrate how footfall to the town centre will be
increased bearing in mind the aspirations of the town to become a first tier
tourist destination.
9.3 The recent report by Mary Portas on high streets suggests that they need
to emulate the out of town shops in working out what will attract footfall so that
visits to the high street become an all round experience rather than merely to
buy things and the centre is seen as a community asset. The important thing
is that they are full of bustle and activity so they attract people rather than
being unwelcoming and dead.
9.4 ECA believes that Exmouth is well placed to support such an all round
experience. The Strand development has significantly improved this area of
the town and made it the café quarter, with the farmers’ market, which has
increased takings in town centre shops and other one off events such as
Christmas Cracker, buskers etc bringing people into the town and adding to
the bustle.
9.5. Exmouth has lost local services and some of the current infrastructure,
such as the library, is inadequate and so fails to attract people to the town
centre in the way that would be anticipated if these assets and services were
up to par. The Local Plan must recognize that to bring vibrancy to the town
centre needs a broader approach than only considering retail. The emphasis
on maintaining the built environment in the Local Plan is to be welcomed as
much of Exmouth centre has interesting architecture (much of which is now
visible due to the opening up of the Strand) and there are some quaint streets
such as Albion Street which people enjoy walking around.
10. An Exmouth wide strategy for retail must include Local Shopping
Parades.
10.1 As the Local Plan recognizes, the size and configuration of Exmouth
makes it important that local parades/facilities, which serve individual
communities are recognised as community assets under the Local Plan. (The
town centre is also the local shopping centre for all the residential properties
on the west side of Exmouth).
10.2 In looking at both community needs and the retail offer for Exmouth
these local parades/services must be given due weight and their needs for car
parking, toilet facilities etc properly recognised and protected. There are
attempts from time to time to build over their car parks and close public
conveniences, but without parking the parades will be less convenient and

also lose passing trade so becoming less viable.
11. Car parking
The advantage that out of town supermarkets and retail parks have is free
parking at close proximity. As the Portas report points out it is vital that
adequate and convenient car parking is provided to serve all retail facilities so
that both residents and visitors find them as convenient to use as out of town
supermarkets and retail parks.
12. Community Infrastructure Levy (Section 106)
12.1 While we appreciate that money will need to be found to bring about the
aims of the Local Plan, we consider that it is important that developments are
judged on the benefit they will make to Exmouth as a balanced sustainable
community, which has local resilience, rather than being agreed in order to
ensure that funding is obtained. We need to recognize that times have
changed, probably forever, so we need to think creatively and laterally in
bringing about the evolution of the town’s development.
12.2 Rather than rely on such funding a better way would seem to be to
decide what is required and then work out what funding is available. For
example it seems from LTP3 that funding initiatives are available to help
establish the Integrated Transport Interchange.
13. Conclusion
The revised Local Plan draft is strongly welcomed but to bring about its aims a
holistic approach to Exmouth over the lifetime of the Plan needs to be
developed. It should include clear, evidenced based strategies to develop and
build on local employment strengths, determine where and what
infrastructure, including transport, is required to meet both the current deficit
as well as support additional population growth, underpin the employment-led
regeneration, and to ensure that residential development does enable
Exmouth to move towards a balanced age range which optimises the limited
land available due to Exmouth’s geography.

Representor 0508 - Lympstone Parish Council
The New Plan seems to me to a very comprehensive document and I commend EDDC
Planning for the work they have put into it. I believe it is a very good building block into
which Neighbourhood plans will dovetail.

74 We will plan for the extension of the Dinan Way ......... Lympstone Parish Council feels
unable to support or oppose this proposal until Devon County Council come up with a costed
and justified proposal and a proposed route(s). The Parish Council has no objection in
principle to the extension any proposal but would need to be satisfied on the following
minimum requirements:- 1) The route(s) to be used must be the subject of a consultation
exercise to cause the minimum environmental impact and be subject to a full sequential test.
At this stage the Parish Council would prefer to see a Southerly route running parallel to
Summer Lane. 2) It must be made quite clearin the Plan that the land either side of the
route is still subject to the same Green Wedge conditions and as a consequence no building
will be allowed along the route. (This was agreed, verbally, by the LDF panel as was.) 3)
Funds must be sought contemporaneously with this development to complete a Lympstone
Cycle Way By-Pass from Sowden End to the Underhill Car Park. 4) The Avocet line
upgrade to accommodate a 15min service must be completed to alleviate traffic on the A376
and mitigate the effects of this development. This work must include work to make a cycle
way lane through the station to link with the existing cycle way at The Avenue and the
extension proposed in 3). 5) Lympstone Station is a very poor facility and should receive
an upgrade as part of this scheme. 6) Local work opportunities in Exmouth must not only
be talked about but must be delivered to again mitigate commuting.

It has been accepted that part of the Goodmores Farm development lies within Lympstone
Parish - we would support the local wish for infrastructure to be a part of this development
but, as agreed, would seek section 106 money from the development and the option for
some of the affordable housing to be offered to those with Lympstone Connection.

This deals with retaining the Green Wedge and Development in the Countryside. I welcome
its retention but would like to see 21.6 iii) reworded to Land between Exmouth and
Lympstone a) land bounded by Courtlands Lane to the BBL on top of Highcliff, Clay Lane to
Longbrook Lane thence to the Wotton Brook and thence the BBL to the south of
Longmeadow Road and west of the A376 and b) land bounded by Wotton Lane, A376,
Summer Lane and Hulham Road. I believe that this makes the boundaries clearer.

Representor 0521 - National Trust
michael.calder@nationaltrust.org.uk
Direct line: +44 (0) 01392 883150
Your Ref:
Our Ref: MC/GP5
26 January 2012

Planning Policy Section
East Devon District Council
Knowle
Sidmouth
Devon
EX10 8HL

Dear Sir/Madam
East Devon District Council: The New East Devon Local Plan 2006-2026
Consultation Draft Plan (Dec 2011)
The National Trust welcomes the opportunity to make comments at this stage on the New
East Devon Local Plan particularly given the Trust’s ownership of:


Killerton: Grade I and grade II* listed buildings, and a grade II* registered park and
garden, which are considered to be of exceptional interest. The Trust also owns the
wider agricultural estate of 2585 hectares, containing 21 farms, and much of
Broadclyst;



A La Ronde: A grade I listed building, which is considered to be of exceptional
interest, and the principal part of the ‘A La Ronde and the Point-in-View’ grade II
registered park and garden;



Shute Barton: The house and gatehouse, which are both grade I listed buildings.

The above properties all constitute designated heritage assets under PPS5 (Planning for the
Historic Environment) and not only are nationally important cultural assets but act as major
tourist attractions contributing significantly to the regional economy.


Extensive coastal and countryside land in East Devon, including significant parts of
the Jurassic Coast World Heritage Site, such as Orcombe Point, as well as inland
open access properties such as Dumpdon Hillfort, near Honiton, which have
considerable value in social, economic and environmental terms, and are particularly
important for health and well-being.

National Trust
Devon Office, Killerton House
Broadclyst, Exeter
Devon EX5 3LE
Tel: +44 (0)1392 881691
Fax: +44 (0)1392 881954
www.nationaltrust.org.uk

President: HRH The Prince of Wales
Regional Chair: Clare Broom
Regional Director: Mark Harold
Registered office:
Heelis, Kemble Drive, Swindon, Wiltshire SN2 2NA
Registered charity number 205846

The National Trust’s planning principles
The National Trust is an independent charity, with a statutory purpose set out in the 1907
National Trust Act, to ‘permanently protect places of natural beauty or historic interest for the
benefit of the nation’. We have a long experience of managing land and buildings, and of
using the Planning system to help conserve our properties and the wider environment
around them. The Trust takes a long-term view of environmental management, which it
sees as a key element of a genuinely sustainable approach.
The Trust seeks to influence the Planning system at all levels, in accordance with our
statutory purpose, and promotes an integrated approach to sustainable development. The
Trust supports spatial planning which takes a holistic approach to the environment and its
resources, which plans long-term, and takes into account climate change implications.
The Trust believes the causes of climate change need urgent action and it works proactively
to raise awareness of the issues. The Trust is a member of the Planning and Climate
Change Coalition1.

The Trust’s comments on the New East Devon Local Plan are as follows:
Part One - THE STRATEGIC APPROACH
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Spatial Strategy

Climate Change and Sustainable Development
The Sustainability Appraisal (SA; 2010) identifies climate change as one of the most
significant challenges facing East Devon (SA; para 4.5). The importance of the need to
address climate change, in terms of both mitigation and adaptation, is identified in PPS1
(Supplement: Planning and Climate Change), and the report Planning for Climate Change
(Planning and Climate Change Coalition, Nov 2010; report attached as Annexe 1).
Due to its importance and the fact that it is an overarching issue, the new Local Plan needs
to give it ‘due prominence in decision making’, as the SA suggests (Local Plan; para 17.1).
This is best done by having an overarching policy on climate change as Devon CC
recommends (DCC LDF Briefing Paper – Climate Change; 2006), and signalling it as the
pre-eminent issue to be addressed.
Although the new Local Plan Spatial Strategy includes a policy on sustainable
development (Draft Strategy 3), the objective to achieve it should be more closely linked to
the issue of climate change, rather than the thinking on climate change placed in a separate
chapter towards the end of Part One of the plan.
Detailed comments on climate change are made under Chapter 17 below.

1

The Planning and Climate Change Coalition won the RTPI award for its contribution to planning in Feb 2011.

2
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Development of East Devon’s West End

Draft Strategy 6: Major Development at East Devon’s West End
Draft Strategy 7: Green Infrastructure in East Devon’s West End
The Trust strongly supports Green Infrastructure (GI) forming an integral part of the vision
for a sustainable growth in the Exeter and East Devon Growth Point area in order to;
 contribute to people’s well-being and sense of place,
 enhance landscape character,
 address environmental impacts on biodiversity and the setting heritage assets,
 to provide for carbon positive conservation (given that land is a major store of carbon
and its role in reducing CO² emissions)
Draft Strategy 36 (Green Infrastructure Provision and Strategy) establishes a commitment to
develop a district wide strategy to focus on the delivery of Strategic Projects and Investment
Programmes. However the specific Green Infrastructure Strategy for the Exeter Area and
East Devon New Growth Point (2009) which has already been produced suggests that the
Core Strategy/Local Plan should set out the mechanisms that will deliver GI investment
(Chapter 7; Strategy Execution). Given that proposals in the West End are already coming
forward, greater clarity is required as soon as possible as to how the major development
identified will contribute to implementation and management of GI initiatives and schemes.
Clyst Valley Regional Park
The Trust supports the principle of a proposal to plan for a Regional Park, in order to
comprehensively address the requirements arising from major development in the West End
and to take recreational pressure off more sensitive locations in the area. However at
present there is a lack of clarity over its intended role, which would define the appropriate
scale and boundaries for such a park, and also a lack of clarity over how it will be delivered.
A master planning exercise is required similar to that recently completed for the Saltram
Countryside Park to provide a cohesive vision and to direct and drive delivery of the Park. A
commitment to such a Master Plan should be established in the new Local Plan, as well as
a clear indication as to who is going to deliver it.
Much of the proposed country park could be said to fall within the setting of the Grade II*
registered park and garden at Killerton, in part because the design of the park and garden
relies on important views out into the surrounding area. The policy should acknowledge this
and establish a requirement for any development within the Park to have regard to that
setting.
The PPS 5 Historic Environment Planning Practice Guide states clearly that in drawing up
development plan documents, one of the key considerations is:
‘Whether specific area policies covering the conservation of particular heritage assets… are
needed over and above those in national and regional policy in order to properly conserve
and utilise heritage assets…, given the threats and opportunities that exist there’
(PPS 5 Practice Guide, para 43)
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Draft Strategy 8: Integrated Transport Provision and infrastructure
The Trust supports the hierarchy of transport provision with sustainable means promoted
above private car use
Draft Strategy 9: Development at Cranbrook
The Trust welcomes and supports the decision in relation to the preferred approach to
Cranbrook to reject development north of the railway line. The rail line continues to provide
a logical and clear northern boundary, as originally intended in the old local plan.
Development to the north not only faces the constraints identified in the Local Plan
Consultation Draft, but there would be impacts on landscape character that are more likely
to have a negative effect on Killerton due to the increased potential to urbanise the setting of
the estate by bringing urban qualities closer.
The decision to allow growth East and West of Cranbrook seems sensible given that these
areas scored highly in terms of being sustainable locations in the Exeter Sub-Regional study
(Issues and Options Report; paras 7.7, 7.22, 7.26 and 7.28). The post 2026 expansion
south of Cranbrook also seems logical given it similarly scored highly in the Exeter SubRegional study, except for local landscape impacts (Issues and Options Report; para 7.24),
and it would appear to offer the greatest potential to move towards zero carbon
development at Cranbrook (Issues and Options Report; para 7.20). It is noted that the
Issues and Options report said that compact development patterns to the south of
Cranbrook would make the chances of development being served by CHP more likely
(Issues and Options Report; paras 7.20, 7.23 and 7.24).
Draft Strategy 10: Major Development of Land North of Blackhorse/Redhayes
The Trust welcomes the change from the LDF Core Strategy Preferred Approach (Nov
2010) to now significantly reduce the scale of any development in this location from 2,200
homes to a village type community of 600 homes with no further employment land.
However the New East Devon Local Plan (Dec 2011) under ‘Rejected Options’ does not
indicate how this decision has been arrived at. It is noted that there is a brief overview of
how the West End Policy Position has been reached on page 62, with an emphasis on
promoting Cranbrook and the strategic employment sites.
The Trust expressed concerns in relation to the Core Strategy Preferred Approach proposal
that proposed development on land north of Blackhorse would extend development further
along the Redhayes ridge, adjacent to the Science Park, with the potential to impact on the
significant views south from Killerton registered park and garden. The Trust would like to
see proposed ‘master planning exercise’ for the Blackhorse/Redhayes settlement have
regard to the impact on the setting of Killerton.
Draft Strategy 13: Exeter International Airport
The Trust is greatly concerned over the support for airport expansion and growth and the
extent to which this will severely compromise any strategy to reduce carbon dioxide
emissions, when the economic benefits of increased aviation are far from clear.
4

The new Local Plan incorrectly states that the Sustainability Appraisal (SA) has no
comment on development of the airport, when in fact the SA (2010) makes clear that the
expansion of Exeter Airport is expected to lead to particularly significant negative effects
on the objective to reduce greenhouse gas emissions (SA; paras 5.2 and 5.54). See
comments on Climate Change under Spatial Strategy, in relation to the importance of this
issue.
Paragraph 7.56 of the new Local Plan fails to indicate clearly the emerging proposals that
would require planning permission. The Exeter Airport Master Plan (2009) indicates that the
terminal building is planned to increase to three times its current size by 2030 and that the
runway length will be extended, neither of which would appear to constitute ‘permitted
development’ regardless of whether it falls on operational land (given the ’development not
permitted’ under section A.1 of Class A, Part 18 of the Town and Country Planning (GPD)
Order 1995).
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Exmouth

Draft Strategy 17: Development at Exmouth
New Homes
The Trust welcomes the more modest development proposed in the new Local Plan
compared to the high number of homes put forward as the preferred plan approach in the
LDF Core Strategy (Nov 2010), especially given the uncertainty as to whether outward
commuting to Exeter would be addressed by the strategy.
Strategic land allocation: Littleham Valley – around 190 homes
The Trust welcomes the reduction in this allocation to 190 homes from 500, and the
acknowledgement on the Exmouth plan of the landscape significance of the prominent knoll,
by its identification as having the potential as open space. However this is a sensitive site
with the potential to impact on the setting of the AONB. The Trust feels more work needs to
be done to establish its capacity, through landscape sensitivity testing. Land in the
ownership of the Trust at Prattshayes Farm, including a campsite, lies below this knoll, the
other side of the Littleham Brook, and straddles the AONB boundary on Maer Lane.
The SA has identified the potential for significant adverse effects on the East Devon AONB
from unsympathetic development of the strategic greenfield allocations adjacent to the
AONB (SA; para 5.2; Appendix 3, Draft CS15 objective 9). It has, however, been unable to
quantify the actual effects from the allocations on landscape character due to a lack of
information with regard to such basic issues as topography, and even the potential for
mitigation is at present uncertain (SA; para 5.2).
Infrastructure
The existing Local Plan safeguards land for completion of the Dinan Way extension,
following the County Council approving a possible route back in the 1980s as part of a wider
proposed relief road which was later abandoned (ED Local Plan, para 11.40; ED LDF Issues
5

and options, para 11.15). The Devon Local Transport Plan now only provides for the
completion of the Dinan Way extension funded by developer contributions (ED LDF Issues
and options, para 11.4).
It is understood from the County Council that a 2006 study showed benefits from a Dinan
Way extension link in relation to the local road network, and the new Local Plan identifies
that the road will ease access to south eastern parts of the town (para 10.8). However, the
evidence base does not appear to include sustainability testing where the need is weighed
against the harm, and the proposal is considered against alternatives.
If it is to be considered in the context of, and as an integral part of, the overall growth
strategy for Exmouth then there needs to be a review of strategic transport network
requirements, as it does not address road congestion on the Exmouth to Exeter corridor,
and may lead to knock on effects elsewhere on the network. It is already made clear in the
plan from its Sustainability Assessment that if the completion of the road comes about as a
result of new developments, then it may result in ‘the benefits of completing the road being
negated by additional traffic generated’ (para 10.2).
In accordance with the PPS12 tests of soundness, the evidence base needs to be clear on
the impacts on environmental and cultural assets (PPS12; para 4.37), but as yet these
impacts appear unquantified.
The SA indicates that the effects of proposed development in Exmouth on landscape
character are at present uncertain (SA; Appendix 3, Draft CS15 objective 9). However, we
know that the area north of Summer lane, where the indicative alignment for the Dinan Way
road link is shown on Map 6 to pass through, is important in landscape terms, as the East
Devon Local Plan (2006) identifies that: ‘the open land arising from Wotton Brook to
Courtlands Lane and Summer Lane is a major landscape feature worthy of preservation’
and this is currently recognised in its designation as an Area of Great Landscape Value
(EDLP; para 2.53).
This area is also very important to the setting of the registered park and garden at ‘A La
Ronde and the Point-in-View’, and makes a positive contribution to the significance of this
designated heritage asset, which is not yet acknowledged. The new Local Plan map for
Exmouth shows only an ‘indicative’ alignment for the road and alternative alignments closer
to Summer Lane have previously been proposed (ED Local Plan, para 11.40). Whilst the
proposed road may reduce vehicle movements along Summer Lane, the road may
potentially have a negative impact on the setting of A La Ronde from impacts on landscape
character and tranquillity. Moreover it should be possible to achieve improvements to
movements on Summer Lane through better traffic management, without the need for the
new road.
The longer-term consequences of such a road proposal are of even more serious concern.
In the same way that Dinan Way, between Marley Road and Hulhum Road, was previously,
before the current CS Goodmores Farm proposal for 350 homes, seen as a ‘defensible
boundary’ to development (ED Local Plan, para 2.53), the proposed Dinan Way link would
more than likely come to be seen as such a defensible boundary to the west, with infill
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development between Summer Lane and the road, coming post 2026, if not before.2 Given
that the new road would compromise the integrity of the character of this ‘landscape
feature’, it would only serve to assist this development growth process, leading ultimately to
environmental harm and loss of significance to the setting of A La Ronde. The Trust would
indeed argue that the new Local Plan should be spatially identifying the setting of A La
Ronde and seeking to protect it. The PPS5 Practice Guide states clearly that in drawing up
development plan documents, one of the key considerations is:
‘Whether specific area policies covering the conservation of particular heritage assets… are
needed over and above those in national and regional policy in order to properly conserve
and utilise heritage assets…, given the threats and opportunities that exist there’
(PPS5 Practice Guide, para 43)
The SA objective to maintain historic assets (Objective 8) has not been adequately tested in
relation to this policy approach for Exmouth as the SA makes clear in relation to new
development around the edge of the town that: ‘the likely effects are at present uncertain
due to a lack of information about the existence of assets such as listed buildings,…’(SA;
Appendix 3, Draft CS15 objective 8). However, PPS 5 requires that the evidence base
about the historic environment and heritage assets in the local planning authorities area is
sufficient to adequately inform the plan-making process (PPS5; policy HE2.1), and the PPS
5 Practice Guide advises that further studies may often be needed to inform development
options (PPS5 Practice Guide; para 43).
The evidence base for the proposed road link therefore appears not to be particularly strong.
This is compounded by the fact that it also does not appear to have been properly
considered against other policy options, with no reasonable alternatives to its
implementation being given at the issues and options stage or having been transparently
evaluated by the LPA as part of this plan-making process. On this basis it must be
questioned if the proposed policy approach passes the soundness test of ‘justification’ in
PPS12 (paras 4.36, 4.37, and 4.38) and the statutory requirements of the SEA process (SA;
para 4.2).
In relation to the other infrastructure proposal for Exmouth of upgrading public transport
provision to Exeter, the Trust would fully support the principle of the fullest possible use of
sustainable transport in line with the key planning objectives in PPS1 (supplement).
However, we must add here that as regards the new station that was suggested by Devon
CC in discussions over growth and reported in the local press, the location cited at that time,
at Lower Halsdon Farm is land that is held by the Trust inalienably, and so such a proposal
would appear to present conflicts with the Trust’s statutory purpose.

17

Climate Change

Overarching comments on ‘climate change’ are also made under chapter 6 on the Spatial
Strategy.

2

The housing potential of a site north of Summer Lane has already been considered as part of the SHLA (2010) –
site W164. This site was not progressed at this time as it was not demonstrated to be available.
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Many National Trust properties nationally are already experiencing the impacts of climate
change, such as flooding, storm damage, rainwater incursion, species and habitat changes.
This makes the conservation of the natural and historic heritage increasingly complex, and
it underlines the need to reduce greenhouse gas emissions as much as possible to limit the
extent of future detrimental impacts on both the environment and on local communities.
The Trust has recently committed to reduce its use of fossil fuels for heat and electricity by
50% by 2020. The Trust would like to see a policy approach for East Devon that works
more clearly towards stabilising and reducing its environmental footprint.
As yet there appears to be no sustainability appraisal of the new Local Plan (paragraph
5.5), and the draft local plan has instead been informed by the Sustainability Appraisal (SA)
for the Core Strategy Preferred Approach (2010). That SA makes clear that the identified
likely overall effect of the Core Strategy Preferred Approach on reducing local emissions of
greenhouse gases is at best ‘mixed’ (SA; para 5.56). The Trust would question how it is
possible to record any ‘overall’ likely ‘cumulative effect’ as ‘mixed’ – as the likely impacts of
CS proposals on most of the SA objectives are likely to be mixed to some extent, but an
overall effect on any single objective must be weighed up as positive, negative or neutral –
by definition it simply cannot be mixed when weighed ‘overall’. One can only presume that
the SA had no confidence that the CS would achieve any overall reduction in emissions.
The new Local Plan stated policy approach under Draft Strategy 3 of ‘reducing carbon
dioxide emissions’ does not yet appear to be clearly ‘deliverable’. Also the identified
‘particularly significant negative effect’ from the proposed expansion of Exeter Airport, under
CS11 in the SA (2010), which has been brought forward as a proposals into the new Local
Plan under Draft Strategy 13 (see separate comments), means overall policies may not be
internally consistent.
In terms of assisting the transition to a low carbon economy the Trust would support the two
specific measures that the SA (2010) recommends to reduce carbon dioxide emissions:




Acknowledging the benefits of soils, woodland and hedgerows as locally significant
carbon stores, and the need to conserve these resources through policy (SA; 5.55
and 5.57);
The need for an overarching policy within the CS on sustainable transport provision.
(SA; para 5.57).

There is also a need for a greater focus on climate change adaptation. Paragraphs 17.2 to
17,6 concentrate upon mitigation measures but more emphasis needs to be placed upon
adaptation measures that attempt to minimise loss (economic and social) and disruption in
the event of serious flood, storm, heatwave etc. This section rather than simply discussing
tangible building/ infrastructure items it should also consider the vulnerability of areas to
potential impacts (Policies LCP1 and LCP4; and page 7; Planning for Climate Change;
Planning and Climate Change Coalition, Nov 2010) and broader community health and
economic stability and even social justice considerations, in that economically ‘well-off’
communities are much more likely to be able to cope with change / resilient than
economically challenged communities.
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Draft Strategy 33: Renewable and Low Carbon Energy Projects
The Trust believes that appropriate renewable energy development will help to reduce the
damage to our properties from further climate changes and bring long-term benefits to
society by reducing the risk of severe impacts in future. Accordingly, the Trust strongly
supports an increase in renewable energy generation nationally for heat and power
in appropriate locations, and a significant expansion in microgeneration. However, we also
believe that the location and design of all energy schemes should take account of the full
range of environmental considerations at the site, including the protection of valued
landscapes, biodiversity, the historic environment, and safeguarding local people’s wellbeing. The Trust requires that any energy-related development or activity that would affect
our properties be compatible with our statutory duty under the National Trust Acts to
promote the conservation of places of historic interest and natural beauty, and public access
to them.
The Trust welcome the fact that there has been review of renewable energy potential in East
Devon (para 17.16). However despite an identified strong public support for the
identification of specific areas or locations for renewable energy generation projects (para
17.1) this does not appear to have been progressed with no indication now given why such
an option has been rejected. Both Cornwall Council and Torridge District Council in Devon
have recently commissioned landscape sensitivity assessments for wind energy and solar
PV proposals in order to develop strategies to guide deployment. PPS1 advises that
planning authorities, alongside any criteria based policy, should ‘consider identifying suitable
areas for renewable and low carbon energy sources’ (PPS1 Supplement: Planning and
Climate Change; para 20) and Planning for Climate Change (Planning and Climate Change
Coalition, Nov 2010) recommends identifying the most, and least, sensitive areas for
deployment of RE technologies (Policy LCP3).
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The separation of district wide policies between Part One (Strategic Policies) and Part Two
(Development Management Policies) of the plan is confusing when using the plan. It is not
made clear why a policy on development in AONB is in the strategic section and a policy on
development in Countryside not. Similarly the separation of a Draft Strategy Policy 39 on
Coastal erosion from EN20 on Coastal flooding and EN23 on Coastal defence Schemes
appears unhelpful. At the very least there needs to be adequate cross-referencing. See
also comments below under Neighbourhood Planning.
Draft Strategy 38: The Undeveloped Coast in East Devon
This policy is merely a commitment to define a policy. It is unacceptable not to have a
worked up policy out for consultation at this stage, given that following the Core Strategy
Preferred Approach (Nov 2010) the new Local Plan now contains a worked up AONB policy
and worked up Development Management policies. This indicates a potentially low priority
be given to this highly important issue for the district.
Draft Strategy 38 implies that it will provide for some development that could damage the
undeveloped/open character of the coast, in that it will only ‘limit’ it. The supporting text in
9

paragraph 18.20, which sets out EDDC’s approach to the undeveloped coast, similarly
suggests it may take forward only a weakened version of Devon Structure Plan Policy
CO5. This is not to suggest that the option of ‘not allowing any development’ at all has not
rightly been rejected by EDDC, but for development management purposes there needs to
be a clear presumption against any development in the undeveloped coast which would
harm its unspoilt character and appearance, in the same way Structure Plan Policy CO5
currently does, and so too would have the intended replacement at the regional level policy
CO1 in the Draft SW RSS. Development should also in all cases satisfy the test that it
cannot be reasonably accommodated outside the undeveloped coastal zone, as well as
satisfying one of the other C05 criteria, such as public benefit.
A robust undeveloped coast policy is also necessary to ensure protection of the World
Heritage Site and it setting.
Draft Strategy 38 states that the existing CPA will be used to inform the spatial definition of
the undeveloped coast, and paragraph 18.21 makes clear that it intends to rely on the
existing evidence. However, it is understood that Devon CC and its strategic partners are
establishing a county-wide approach for defining the undeveloped coast in Devon
(Teignbridge Core Strategy, Issues and Options report; June 2010; paras 5.27-5.30). It has
already been agreed by Devon CC that currently defined CPA boundaries can be used on a
provisional basis but they have made clear other criteria that need to be considered which
include ‘the visual envelope (visible from cliff tops, beaches, sea or estuary; or form part of
the view from significant lengths of …. publicly accessible routes…)’. Draft Strategy 38
itself suggests that the undeveloped coast will be defined on the basis of visual openness
and views of it and from the sea, but no commitment is given to reviewing the CPA
boundary.
There is a clear need for review of the CPA designation boundary on the east side of the
Exe estuary, as part of defining the undeveloped coast. There are parts of the estuary
fringe, such as from the East Devon Way, north of Courtlands, where the estuary coast is
visible in a wide panorama. Given that this land can be considered to be within the visual
envelope of the coast, as defined above by Devon CC, it should be considered for inclusion
within the ‘undeveloped coast’ as soon as possible, as a threat of development clearly
exisits.
The CS policy approach contains no mention of seascape, even though the SA highlights
that: ‘seascape comprises an important part of the character of large areas of the District’
(SA; Draft CS31). Seascapes matter not just for their aesthetic and environmental value but
for health and well-being and for their importance to the economy. The importance of
seascapes was highlighted in a recent report from a workshop on Coastal Protected
Landscapes and the Marine Planning System (NAAONB/ Europarc/ National Trust; 2010),
and a Manifesto for Seascapes (2011) has followed (both attached). The report, attached
as Annexe 2, highlights the need for local planning authorities’ plans to have regard to the
character and importance of adjacent seascapes, and for local planning authorities to assist
the integration of the marine dimension of protected landscapes on land by the development
of an ‘integrated approach to seascape and landscape character assessment’. A
methodology for the assessment of seascape character has recently been developed by
Natural England and the Countryside Council for Wales, but has not been issued. Support
10

should be given for the dissemination of this methodology and its application in East Devon
through seascape character assessment.
Draft Strategy 38: Coastal Erosion
The Trust welcomes the proposed policy on coastal change. However it is unclear how this
relates to Policy EN23. The Trust would like to see the policy wording changed to ensure
adequate weight is given to environmental considerations when economic and social issues
are raised. Suggested revised wording:
Along the Jurassic Coast WHS, the outstanding universal value of the WHS will be
conserved by allowing natural processes to continue. However where there are implications
for the safety and economic well being of any coastal community those issues will be taken
into consideration when seeking appropriate solutions that still have adequate regard to
protecting the outstanding universal value of the WHS.
Draft Strategy 40: Landscape Conservation and Enhancement and AONBs
There needs to be a tie in with seascape, to assist the integration of the marine dimension
of protected landscapes on land, see comments above under ‘undeveloped coast’ (Draft
Strategy 38).
Draft Strategy 41: Nature Conservation
The Trust is concerned that the SA (2010) identified that the Core Strategy Preferred
Approach was likely to have an overall negative effect on conserving and enhancing the
biodiversity of East Devon (SA Non-Technical summary; para 35). If that is the case with
the new Local Plan it needs to be clearer what alternative policy approaches there are that
would ensure an overall neutral or positive impact.

Part Two - DEVELOPMENT MANAGEMENT POLICIES
The separation of district wide policies between Part One (Strategic Policies) and Part Two
(Development Management Policies) of the plan will be confusing when using the plan. It is
not made clear why a policy on development in AONB is in the strategic section and a policy
on development in Countryside not. Similarly the separation of a Draft Strategy Policy 39 on
Coastal erosion from EN20 on Coastal flooding and EN23 on Coastal defence Schemes
appears unhelpful. At the very least there needs to be adequate cross-referencing. See
also comments below under Neighbourhood Planning.
Policy EN13 – Development Affecting Parks and Gardens
See comments in relation to Killerton above under ‘Clyst Valley Regional Park’.
Policy EN22 – Development in Coastal Change Management Areas (CCMAs)
Draft NPPF, paragraph 161, included a number of criteria that would need to be fulfilled for
development in a CCMA, one of which is that the character of the coast is not compromised.
11

It should therefore also be made clear that any development in CCMAs should be in
accordance with the policy on the undeveloped coast.
When defining CCMAs, in relation to preparing the wider evidence base for plan making,
Policy DCC1.3 of the PPS25 Supplement states that LPAs should develop partnership
working with their neighbours and with relevant agencies and bodies with an interest in the
coast. This partnership approach should include the National Trust (PPS25 Supplement
Practice Guide; para 2.7). The Trust advocates Integrated Coastal Zone Management
(ICZM) as a tool for partnership working, in line with a 2009 Defra strategy3, the key
principles of ICZM are cited in the PPS25 Supplement Practice Guide (page 16). We
support adapting to coastal change with flexible management solutions (The NT Coast and
Marine Policy is attached as Annexe 4), and believe that there is a need to build on the work
of the Defra Coastal Pathfinder Projects.
Policy EN23 – Coastal Defence Schemes
This needs to tie in better with Draft Strategy 39 and impact on seascape should be
considered as well as ‘protected landscapes’ (see also comments above on seascape under
Draft Strategy 38 on undeveloped coast), including ship to shore, and headland to headland
aspects. Supporting text, paragraph 21.53, should also consider what is reasonable with
regards to impacts of new works upon neighbouring coast and neighbouring properties.
Policy TA8 – Safeguarding of Land Required for Access Improvements
Full comments on the safeguarding for the Completion of Dinan Way at Exmouth are made
above under Draft Strategy 17. The Trust questions whether it is correct for EDDC to state,
under paragraph 21.138, that the County Council “has approved a route” when the County
Council only approved a possible route back in the 1980s as part of a wider proposed relief
road which was later abandoned (ED Local Plan, para 11.40; ED LDF Issues and options,
para 11.15). The Trust believes that there needs to be a review of strategic transport
network requirements, as this road scheme in itself does not address road congestion on
the Exmouth to Exeter corridor, and may lead to knock on effects elsewhere on the network.
Moreover the evidence base for the Local Plan needs to be clear on the impacts on
environmental and cultural assets.

Part Three – NEIGHBOURHOOD PLANS
Neighbourhood Planning Policy
In response to the recent national consultation on the neighbourhood planning regulations
the National Trust welcomed a government initiative which enables people to protect,
enhance and have a say in the future of the places they care about.
Given the specified remit of neighbourhood plans under this Local Plan policy, there needs
to be review of which policies should be deemed strategic and which are development
management policies that can potentially be superseded (see comments above under
3

http://www.defra.gov.uk/environment/marine/legislation/iczm.htm
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Development Management Policies). For instance can the Development in Coastal Change
Management Areas policy actually be superseded by a Neighbourhood Plan, as it’s based
on national policy?
The Trust is concerned that the potential superseding of some Development Management
Policies may not provide adequate protection to the countryside and may allow some
proposals that could serve to undermine the plan-led system where there is conflict with
local plan policies. The Draft NPPF stated that neighbourhood plan policies “take
precedence over existing policies in the local plan for that neighbourhood, where they are in
conflict”. The Trust has called for the relationship between local and neighbourhood plans to
be clarified nationally (The NT Response to the Consultation on the Government’s proposed
Neighbourhood Planning Regulations, Jan 2012).

The Trust hopes that these comments will be taken fully into consideration before the Local
Plan is taken to submission stage.
Yours faithfully

Michael Calder MRTPI
Planning Adviser
cc (National Trust): David Ford, Phillip Smart, John Longworth-Krafft

SUPPORTING EVIDENCE:
ANNEXE 1 (Submitted only in electronic format):
Planning for Climate Change (Planning and Climate Change Coalition, Nov
2010)
ANNEXE 2 (Submitted only in electronic format):
Coastal Protected Landscapes and the Marine Planning System (NAAONB/
Europarc/ National Trust; 2010)
ANNEXE 3 (Submitted only in electronic format):
Manifesto for Seascapes (2011)
ANNEXE 4 (Enclosed):
National Trust Coast & Marine Policy (March 2006)
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ANNEXE 4

COASTAL AND MARINE ISSUES GROUP
NATIONAL TRUST COAST & MARINE POLICY - March 2006
The National Trust’s approach
The National Trust will take a long-term and strategic approach to the promotion of the
National Trust’s interests in the coastal zone including the marine environment. The
National Trust aspires to deliver Integrated Coastal Zone Management (ICZM) within its site
management and its advocacy, at local, regional and national levels. The National Trust’s
decision-making process will be based on:
•
•
•
•
•
•
•
•
•
•
•
•

Recognising social, cultural, historic, economic and environmental assets,
Understanding the processes that affect those assets and the scales at which they
operate,
Delivering legal responsibilities and duty of care to others,
Assessing the vulnerabilities and the risks,
Identifying the options,
Involving the local community and other stakeholders in the decision-making process,
Finding a sustainable way forward,
Ensuring sufficient resources are available,
Communicating the way forward and demonstrating the benefits of the agreed approach,
Carrying out the works,
Recording what has been done,
Reviewing in the light of outcomes.

The National Trust has considerable interests in the marine environment, including Marine
Nature Reserves such as Lundy and Strangford Lough. Our coastal land management
interests and the marine environment are connected e.g. marine issues that impact on the
coastal zone (e.g. oil pollution), marine development (e.g. offshore wind turbines), and
decline of marine species upon which terrestrial species depend (e.g. sand eels); likewise
land management issues that impact on the marine environment, e.g. pollution from land,
erosion, recreation etc. We will seek new marine legislation which extends protected areas
to the marine environment and supports marine spatial planning.
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Our management principles
1. The National Trust accepts that the coast is dynamic and changing and will work with the
natural processes of coastal erosion and accretion wherever possible.
2. The National Trust will take a long-term view and will adopt or support flexible
management solutions which can enable, or adapt to, the processes of coastal change.
3. The National Trust will plan in the context of projected sea level rise and will favour
coastal realignment wherever this can reasonably be accommodated.
4. The National Trust will only support interference with natural coastal processes where it
believes there is an overriding benefit to society in social, economic or environmental
terms. This will usually be ‘buying some time’ in order for a longer term adaptive solution
to be negotiated with other parties.
5. Valued habitats and species of the coastal zone will be conserved and enhanced as far
as practicable, accepting that they will develop or adapt in response to coastal, oceanic
and climate change. The National Trust accepts that some habitats and species will be
lost or replaced through natural processes and we will attempt substitution of losses
elsewhere. The relationship between terrestrial, intertidal and marine species and
ecosystems will be fundamental to the National Trust’s management of and policies for
the coastal zone.
6. Valued cultural features in the coastal zone will be conserved and enhanced as far as
practicable, whilst not necessarily seeking to protect them indefinitely. The National
Trust will ensure such features are properly recorded before they are lost or will consider
relocation if that can be justified. The relationship between landscape and seascape and
the full meaning of the maritime historic environment will be fundamental to the National
Trust’s management.
7. The National Trust will actively promote public access to the coastal zone, subject to
conservation and safety considerations, in order to provide public enjoyment,
recreational opportunities and to develop understanding of the coast and marine
environments.
8. Coastal management decisions often impact beyond their immediate location. The
National Trust will work with other managers, organisations and communities to share
experience and knowledge, to secure beneficial outcomes, to promote solutions on the
basis of our experience, and to ensure a shared understanding is achieved.
9. The National Trust will only support development in the coastal zone which has taken
proper account of coastal change and sea level rise as well as environmental, cultural
and landscape considerations. The National Trust will contribute to components of the
terrestrial and marine spatial planning systems to ensure its interests are fully reflected in
plans and policies.
10. The National Trust will consider the acquisition of land and property where it is the best
option to support these principles. This can include land on the present coast, land to be
managed as future coast, land in intertidal areas and land as seabed - as freehold or
leasehold.
15
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planning for climate change
guidance and model policies for local authorities

part 1

background
The Planning and Climate
Change Coalition

Climate change is the greatest long-term
challenge facing human development. It is not just
our biggest economic and social challenge; it is also
a personal and moral one. In whatever sector we
work, our endeavour must be to forge practical and
rapid paths to a sustainable low-carbon planet.
Fairness and justice must be at the heart of the
debate about ways forward, alongside an
acknowledgement of the need for risk-taking and
innovation.

The Planning and Climate Change Coalition is made
up of a wide cross-sector group of organisations
and individuals unified by a common drive to
ensure that the planning system responds
effectively to the climate challenge. It is led by the
Town and Country Planning Association (TCPA) and
Friends of the Earth (FoE). The Coalition has no core
funding and no political or corporate affiliations.

While we need to work nationally and
internationally to secure progress on addressing
climate change, we also need to galvanise local
action. Around 80% of UK carbon dioxide emissions
are produced as a result of locally based activities,
such as heating and powering our houses and local
transport.1 Many of the impacts of climate change –
flooding, for example – can also play out in ways
that require local solutions. Local communities are
at the cutting edge of the climate change challenge
because they have responsibility for a wide range of
decisions that are vital to our collective future.

Who is this guide is for?
The Government has signalled a radical shift of
responsibility to local authority and community
levels. Although there is still uncertainty about how
the new planning framework will work in detail, this
cannot be allowed to delay action on climate
change. This guide is designed primarily for local
authorities and new Local Enterprise Partnerships
who want both to tackle climate change and to reap
the benefits that renewable energy and effective
adaptation can bring. It draws explicitly on the draft
Planning Policy Statement (PPS) on climate and
energy, Consultation on a Planning Policy
Statement: Planning for a Low Carbon Future in a
Changing Climate, published in March 2010,2 and it
seeks to reflect the wide-ranging consensus which
that document commanded. The policy has been
developed through cross-sector dialogue, using the
wide-ranging expertise of the Planning and Climate
Change Coalition partners. A separate ‘plain English’
community guide to planning and climate change
will also be available from Friends of the Earth.

Spatial planning can make a major contribution to
tackling climate change by shaping new and
existing developments in ways that reduce carbon
dioxide emissions and positively build community
resilience to problems such as extreme heat or
flood risk. Spatial planning has the potential to
deliver the right development in the right place in
a fair and transparent way, informed by the
imperative of sustainable development.

The Guide is divided into two parts. Part 1 sets the
context on climate change. Part 2 offers a set of
detailed model policies.
1 Friends of the Earth (September 2010) Briefing: Local Carbon Budgets. London: Friends of the Earth.
http://www.foe.co.uk/resource/briefings/local_carbon_budgets.pdf
2 Department for Communities and Local Government (March 2010) Consultation on a Planning Policy Statement: Planning for a Low Carbon
Future in a Changing Climate. London: DCLG. http://www.communities.gov.uk/documents/planningandbuilding/pdf/1499780.pdf
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Planning can give
local communities
real opportunities to
take action on
climate change by
encouraging
How to use the guide

community-based

The guide gives detailed guidance on the principles
which should underpin plan-making and
development management. It is recommended as
the basis for comprehensive policy in the new,
community-based local plans. It could also form the
basis of local supplementary planning policy and
should guide development management decisions.

development and
active participation

The challenge for planning

energy use and generation) and on adaptation. It
does not contain detailed material on important
issues such as biodiversity, food security and
transport which are dealt with by existing national
planning guidance. Similarly, while the guide refers
to the relationship between planning and Building
Regulations, it is focused on the former.3

Planning makes a significant contribution to both
mitigating and adapting to climate change, through
decision-making on the location, scale, mix and
character of development. Planning is capable of
doing this job over the long time period necessary
to deal with impacts such as sea level rise.

A changing context

The guide sets out how local planning authorities can
help to shape places with reduced carbon dioxide
emissions and greater resilience to the impacts of
climate change. This should help to secure progress
against the UK’s emissions targets, both through
direct influence on energy use and emissions (by,
for instance, encouraging energy efficiency), and by
bringing others together and encouraging coordinated action. Planning can also give local
communities real opportunities to take action on
climate change by encouraging community-based
development and active participation in plan-making.

What the guide does not do

In December 2007, the Department for Communities
and Local Government published Planning Policy
Statement: Planning and Climate Change.4 This
placed tackling climate change at the heart of
planning. Its cross-cutting importance was signalled
by making it a supplement to PPS 1: Delivering
Sustainable Development, which set out
overarching planning policies on the delivery of
sustainable development. Consultation on a
Planning Policy Statement: Planning for a Low
Carbon Future in a Changing Climate, the draft PPS
published in March 2010, proposed to consolidate
PPS1 and PPS22: Renewable Energy.

The guide cannot cover the full breadth of planning
policy issues raised by climate change. Instead, it
focuses on mitigation (particularly in relation to

The Government has signalled that it will legislate
to bring about major changes to the planning
system. National planning policies, including PPS1

3 It is also crucial to integrate the planning of new development with a range of transport options and to reduce the need to travel. This guide
considers transport issues briefly. More detailed guidance on local planning and transport is available in PPG13: Transport and in Delivering
Sustainable Low Carbon Travel: An Essential Guide for Local Authorities (Department for Transport, November 2009.
http://www.dft.gov.uk/pgr/sustainable/guidelocalauth/)
4 Department for Communities and Local Government (December 2007) Planning Policy Statement: Planning and Climate Change. Supplement
to Planning Policy Statement 1. London: DCLG. http://www.communities.gov.uk/documents/planningandbuilding/pdf/ppsclimatechange.pdf
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Legislative and policy context
A significant amount of new legislation and policy
has been put in place that affects planning and the
policies that underpin plan-making and
development management. The list below, while not
exhaustive, demonstrates how much has happened
in recent years.
●

The Climate Change Act 2008 introduced a
statutory target of reducing carbon dioxide
emissions by at least 80% below 1990 levels by
2050, with an interim target of 34% by 2020.
Government departments have prepared
carbon budgets to indicate how greenhouse
gas emissions will be reduced across the
Government estate and in sectors where
departments take a policy lead. The Act also
created a framework for climate change
adaptation. A national Climate Change Risk
Assessment is currently being undertaken and
will be completed in 2012.

●

In response to EU Directive 2009/28/EC on the
promotion of the use of energy from renewable
sources, the UK has committed to sourcing 15%
of its energy from renewable sources by 2020 –
almost a seven-fold increase on the share of
about 2.25% in 2008, in scarcely more than a
decade.

●

The UK Low Carbon Transition Plan and the
UK Renewable Energy Strategy, both published
on 15 July 2009, set out how the UK will achieve
dramatic reductions in emissions and meet
targets on renewables.

●

●

Regulations and through the use of a range of
‘allowable solutions’, the details of which are still
to be decided but are likely to include a
community fund solution.

The Household Energy Management Strategy,
Warm Homes, Greener Homes, published on
2 March 2010, placed a greater emphasis on
district heating schemes and identified an
essential role for planning in facilitating the
delivery of these and other community-scale
energy schemes.
On 16 July 2009, the then Minister for Housing
and Planning issued a written statement on the
proposed definition of zero-carbon homes,
involving a combination of energy efficiency
measures and the use of decentralised energy
solutions, to be set out through Building
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●

Climate change projections were updated in
2009 by the UK Climate Impacts Programme
(UKCIP). These set out three global emission
scenarios based on high, medium and low
forecasts for a range of climate- and weatherrelated impacts, such as temperature, rainfall,
flooding and other extreme weather events.

●

UKCIP has also developed various tools to help
local authorities to identify their vulnerability to
climate change and prepare adaptation
strategies, including the Local Climate Impacts
Profile (LCLIP) methodology and the Adaptation
Wizard.

●

The Energy Act 2008 set out powers to introduce
feed-in tariffs and a Renewable Heat Incentive
scheme aimed at driving an increase in
renewable energy generating capacity. In
October 2010, the Government announced
£860 million funding for the Renewable Heat
Incentive, to be introduced from 2011-12, and
indicated that feed-in tariffs would be refocused
on the most cost-effective technologies.

●

From 18 August 2010, new legislation permits
local authorities in England and Wales to sell
electricity produced from a range of renewable
sources to local electricity networks.

●

The Local Transport Act 2008 provided a new
opportunity for local authorities to get effectively
engaged in the provision and management of
public transport.

●

Guidance on Transport Assessment, published
by the Department for Transport on 7 March
2007, set out a new hierarchy of actions which
prioritised walking, cycling and public transport.
It also reinforced the importance of travel
planning. Good Practice Guidelines: Delivering
Travel Plans through the Planning Process,
published by the Department for Transport on 29
April 2009, provided further detail.

Evidence-based
plan-making
remains vital in
Environmental Assessment (SEA), is a vital tool in
securing planning strategies that help to deliver
both mitigation and adaptation.

producing effective
local and

Understanding the potential for the supply of and
demand for renewable and low-carbon energy in a
local area is an essential starting point in
considering the opportunities to move to lowcarbon communities. There are a range of
methodologies available to quantify and map the
renewables resource in a particular area. The
methodology set out in Renewable and Low-carbon
Energy Capacity Methodology,5 commissioned by
the Department of Energy and Climate Change
(DECC), is a good example. The objective should be
to identify the sustainable energy resource by
considering both potential and environmental
restrictions. For example, for onshore wind this
would mean considering where suitable wind
speeds are attained and environmental criteria such
as constraints imposed by designated sites and
species.

community plans

and PPS22, will be streamlined and consolidated.
The climate and energy PPS issued in draft in
March 2010 will now not be published. Regional
Strategies have been revoked and regional
evidence-gathering has, in most cases, ended. The
Decentralisation and Localism Bill will give much
greater planning responsibilities to the local level
and will remove top-down target-setting. As a result,
communities will have both the responsibility and
the opportunity to deal with climate change.
The Planning Act 2008 introduced a new planning
regime for nationally significant infrastructure
projects, including energy generation plant of
capacity greater than 50 megawatts (50 MW). The
Government is producing new National Policy
Statements (NPSs) which will guide decisions on
such projects. These will be approved in the spring
of 2011. Alongside this new regime, there is a duty
(also introduced by the 2008 Act) on Local
Development Frameworks (LDFs) to include policies
which ensure that they make a contribution to both
climate mitigation and adaptation.

Clearly identifying and mapping the sustainable
resource for an area helps to ensure that a strategic
approach is taken and enables effective communityled spatial planning. Sending clear signals to
developers about where renewable energy would
be most appropriate can accelerate deployment and
avoid conflict. It is vital that both communities and
energy providers are embedded in this process so
that decisions are realistic, viable and legitimate.
The right evidence is also vital for delivering on a
range of wider local priorities, such as tackling fuel
poverty, ensuring local energy security, facilitating
waste management, and meeting targets for
renewable capacity. This is why the proposed model
Low Carbon Policy 1 (LCP1) set out in this guide
recommends that heat sources and demand are
mapped as a part of infrastructure planning – to
identify strategic opportunities for marrying up heat

Getting the right evidence
Evidence-based plan-making remains vital in
producing effective local and community plans. A
Sustainability Appraisal, which is used to meet UK
obligations under the EU Directive on Strategic

5 SQW Energy and Land Use Consultants (January 2010) Renewable and Low-carbon Energy Capacity Methodology: Methodology for the
English Regions. London: Department of Energy and Climate Change. http://www.sqw.co.uk/file_download/246
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Nearly all aspects of climate
change will require work to
be carried out across local
authority boundaries

suppliers and consumers. Heat maps can provide
such data; and maps developed at local level can
assist plan-makers in identifying future
opportunities in line with the recommendation in
the proposed LCP6.

buildings to be zero-carbon from 2019. All these
initiatives are designed to cut greenhouse gas
emissions, and planning needs to ensure that it
integrates with, not duplicates, such initiatives to
achieve the most sustainable outcome possible.6
Changes to the Building Regulations and the move
to zero-carbon buildings will push the boundaries of
current energy efficiency and encourage greater use
of decentralised and renewable energy. Local
energy planning should support new development
to meet progressively more demanding standards
for emissions. As a result, authority-wide targets to
secure decentralised energy supply to development
may, in time, become redundant. This is one of the
reasons why the Planning and Climate Change
Coalition is proposing in LCP 7 that, post-2013,
authority-wide targets to secure decentralised
energy may be unnecessary – although local
authorities can still set site- or development-specific
targets where justified by local circumstances.

Opportunities for strategic
planning
Nearly all aspects of climate change will require
work to be carried out across local authority
boundaries. The loss of regional planning creates an
even greater imperative for effective co-operation.
There will be voluntary opportunities framed within
the Decentralisation and Localism Bill to encourage
cross-border working, including proposals for Joint
Infrastructure Plans (JIPs) and a duty to co-operate.
Local authorities should start work now to ensure
that the most important strategic partnerships are
put in place. JIPs should have climate change at
their heart and, where useful, absorb policy that was
contained in the former Regional Strategy.

The proposed LCP 3 sets out what communities
could expect from local plans and how plans should
support renewable and low-carbon energy
generation. Planning for more renewable and
low-carbon developments should be at the
heart of good planning by communities: it is
neither optional nor additional. This is why the
guide recommends within LCP 3 a clear set of
expectations for local plans. The guide also
recommends, in proposed LCP 9, that local planning
authorities should – in the context of wider
sustainable transport policy which should prioritise
walking, cycling and public transport – support the
take-up of electric and plug-in hybrid cars, setting
local requirements for cabling and charging
infrastructure where appropriate.

Integrating planning and
Building Regulations
Planning low-carbon communities requires joinedup working. This includes taking account of the raft
of work taking place in and around the planning
community – for example, the proposed changes to
energy efficiency and carbon standards in Part L of
the Building Regulations (see the proposed LCP 7);
the target for new homes to be zero-carbon from
2016; and the ambition for new non-domestic

6 One element of the zero-carbon homes policy is ‘allowable solutions’. The Government is currently considering how builders could make
payments to fund community energy projects, such as wind farms and district heating schemes, to meet their obligations to reduce carbon
dioxide emissions from new homes
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Some degree of climate change is already inevitable, with increased flood risk one of the consequences

The importance of climate
adaptation

Best practice studies and exchange of information
gained through the TCPA-led INTERREG IVC funded
GRaBS project (Green and Blue Space Adaptation
for Urban Areas and Eco Towns) have been used
to address this issue, and the project has developed
a tool to help local authorities to identify the risks
and vulnerabilities of the communities in their
areas.7

Much of the discussion around climate change is
about reducing carbon dioxide emissions, but
preparing for the effects of climate change is just as
important. Some degree of climate change is
already inevitable, and it is likely to have a range of
impacts, including increased temperatures in the
summer and increased risk of flooding or droughts.
These effects can have devastating consequences,
as seen in the recent floods in Cumbria in 2009 and
in Gloucestershire in 2007. Local planning
authorities should consider the likely impacts of
climate change and, using the available evidence,
both plan for these impacts when considering new
development and develop adaptation options for
existing areas. This is why the Planning and Climate
Change Coalition encourages the appropriate use of
UK Climate Projections in proposed LCP1b and sets
out a proposed planning approach to adapting to a
changing climate in LCP4.

New developments should take all these factors
into account. For example, good site selection at the
plan-making stage is critical. This is why the guide
sets out a proposed list of criteria in LCP5 which
should be used when allocating sites to assess their
suitability, considering, for example, the type of
building and the intensity of use.
When determining applications for major
development, local authorities should give great
weight to compliance with criteria set out in
proposed LCP12. These criteria are intended to
ensure that consideration is given to the wide range
of measures that can be taken in creating lowcarbon communities, on matters such as
sustainable drainage, waste management,
transport, and the vulnerability of existing
developments. There is a clear message that new
development should be low-carbon development
and well adapted to the impacts of climate change.

Green infrastructure also has a role to play in
bringing together crucial considerations of
biodiversity, heat, water, healthy living and
transport needs to create environments in which
people will want to live and work in the future.
7 See http://www.grabs-eu.org/
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part 2

the policy framework
Model planmaking policies

Objectives
Planning should continue to provide for the
sustainable development needs of all in the
community, contribute to housing supply and
economic growth, and support social justice. It
must also continue to sustain biodiversity and
protect natural and historic environments. All
planning strategies, and the decisions taken in
support of them, must, however, help business
and communities to build a low-carbon future
and prepare for the impacts of climate change.

The following model policies represent a
comprehensive package of measures which create a
pathway from evidence-gathering to specific energy
and adaptation policies.

Low-Carbon Policy 1 (LCP1):
Evidence base for plan-making

Plan-making and development management
should fully support the transition to a lowcarbon future in a changing climate. Local
communities should be empowered to:

a A Sustainability Appraisal (incorporating a
Strategic Environmental Assessment) should be
used by plan-makers to identify options for local
plans which best reflect the objectives and
policies in this guide and to shape planning
strategies and policies that support their
achievement.

● Shape places so as to help secure radical

cuts in greenhouse gas emissions. This requires
the location and layout of new development
to be planned to: deliver the highest viable
energy efficiency, including the use of
decentralised energy; reduce the need to
travel, particularly by private car; and secure
the highest possible share of trips made by
sustainable travel.

b A Sustainability Appraisal, in considering the
vulnerability of areas to impacts arising from
changes in the climate, should draw on published
material on projected climate change and its
impacts (including flooding) prepared by the
Department for Environment, Food and Rural
Affairs (Defra) and the Environment Agency. For
impacts not covered by this derived material,
such as changes in temperature or extreme
weather events, assessments can be informed
directly by the latest set of UK Climate
Projections and by the latest UK Climate Change
Risk Assessment (the first UK Climate Change
Risk Assessment will be published in 2012), and
also by Strategic Flood Risk Assessments,
Surface Water Management Plans and Local
Climate Impacts Profiles.

● Actively support and help drive the delivery of

renewable and low-carbon energy.
● Shape places and secure new development

so as to minimise vulnerability and provide
resilience to impacts arising from climate
change, and to do so in ways consistent with
cutting greenhouse gas emissions.
● Ensure that local communities are given real

opportunities to take positive action on
climate change, in particular by encouraging
community-led initiatives to reduce energy
use and secure more renewable and lowcarbon energy.

c Local communities should assess their area for
opportunities for renewable energy and
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participation in decision-making. Neighbourhood
plans provide a particular opportunity to work
with community and third sector groups already
blazing a trail on locally based low-carbon
measures.

decentralised energy. The assessment should
focus on opportunities at a scale which could
supply more than an individual building and
should include up-to-date mapping of heat
demand and possible sources of supply. Local
planning authorities can particularly assist this
process by looking for opportunities to secure:
i
decentralised energy to meet the needs of
new development;
ii greater integration of waste management
with the provision of decentralised energy;
iii co-location of potential heat suppliers and
users; and
iv district heating networks based on renewable
energy, surplus heat and biomass.

Low-Carbon Policy 2 (LCP2):
Local planning approach for
a low-carbon future in a
changing climate
a Local development plans should support the
move to a low-carbon economy and secure lowcarbon living in a changing climate. This should
be reflected in the vision for how the area, and
the places within it, should develop and respond
to local challenges and opportunities.

d Local communities are recommended to assess
their area for opportunities to reduce the need to
travel, particularly by car, and to increase the
share of trips made by sustainable travel. Local
planning authorities can particularly assist this
process by looking for opportunities to secure:
i
better conditions for walking and cycling by
lowering speed limits, managing motor traffic
levels and increasing route options, such as
by improving Rights of Way networks;
ii better public transport services, including
new demand-responsive and community
transport, as well as integration between
existing services and opportunities to set up
car-clubs; and
iii support for existing and new shops and
services within walking distance of people’s
homes.

Local communities
should assess
their area for
opportunities for
renewable energy

e In preparing the evidence base for plan-making,
consideration should be given to joint working
across local planning authority boundaries and
between tiers (in two-tier areas) to develop
assessments for sub-regions, including cityregions and Local Enterprise Partnerships.

and decentralised
energy

f Communities must be fully involved in planmaking from the earliest stage and must be given
the information and support to enable effective
9
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Low-Carbon Policy 3 (LCP3):
Local planning approach for
renewable and low-carbon
energy and associated
infrastructure

iv set out how any opportunities for district
heating (to supply existing buildings and/or
new development) identified through heat
mapping will be supported;
v set out the decentralised energy
opportunities that can supply new
development proposed for the area; and
vi support opportunities for community-led
renewable and low-carbon energy
developments, including the production,
processing and storage of bio-energy fuels.

a Local planning authorities should:
i
design their policies to support and not
unreasonably restrict renewable and lowcarbon energy developments;
ii ensure that any local criteria-based policies,
including local approaches for protecting
landscape and townscape, which will be used
to assess planning applications for renewable
and low-carbon energy and associated
infrastructure:
I provide appropriate safeguards, so that
any adverse impacts are addressed
satisfactorily, but do not preclude the
development of specific technologies other
than in the most exceptional circumstances;
II require the scale and impact of
developments in or affecting nationally
recognised designations (Sites of Special
Scientific Interest, National Nature
Reserves, National Parks, the Broads, Areas
of Outstanding Natural Beauty, Heritage
Coasts, Scheduled Monuments,
Conservation Areas, Listed Buildings,
Registered Historic Battlefields and
internationally recognised designations
(Natura 2000 sites) and Registered Parks
and Gardens) to be compatible with the
purpose of the designation;
III are informed by the approach and policies
set out in the National Policy Statements
for nationally significant energy
infrastructure;
iii identify the most, and least, environmentally
sensitive areas for deployment of different
renewable technologies and communicate
this information to developers and other
stakeholders;

b Strategic sites which are central to delivering the
local planning approach for decentralised energy
should be allocated in the Core Strategy.

Low-Carbon Policy 4 (LCP4):
Local planning approach for
adapting to a changing climate
a Local development plans should set out how the
local authority area will be planned to adapt to
the opportunities and impacts arising from
changes in the climate. In their local
development plans, local planning authorities
should therefore:
i
set out how new development should be
planned to avoid significant vulnerability to
impacts arising from changes in the climate;
ii ensure that when new development is
brought forward in areas with significant
vulnerability to impacts arising from
changes in the climate, risks can be
managed through suitable and sustainable
adaptation measures so as to provide
sufficient resilience. In areas of water stress,
and in order to secure development that
would otherwise be unacceptable for its
proposed location, resilience should be
provided by setting standards for water
usage in new development (any proposed
10

Local planning
authorities should set
out how new
standard should comply with LCP8 and
LCP10);
iii bring forward adaptation options for existing
development in areas with significant
vulnerability to impacts likely to arise from
changes in the climate;
iv pay particular attention to vulnerable groups,
as different impacts (and options to manage
impacts) will affect parts of the community
differently; and
v plan green infrastructure in order to optimise
its many benefits and, as part of wider green
infrastructure networks, in order to support
local biodiversity and healthy living
environments, including through providing
urban cooling, local flood risk management,
and local access to shady outdoor space.

development should
be planned to
avoid significant
vulnerability to
impacts arising
from changes in
the climate

v

whether developing the site would provide
opportunities to help the existing community
adapt to impacts arising from changes in the
climate, including through sustainable
drainage systems (the Flood and Water
Management Act 2010 includes provisions on
sustainable drainage systems) and green
infrastructure;
vi the effect of developing the site on the
capacity of biodiversity to adapt to likely
changes in the climate; and
vii whether developing the site is appropriate,
having regard to increases in risk resulting
from changes in the climate to known
physical and environmental elements such as
sea level rises, flooding, stability and
extremes of weather.

Low-Carbon Policy 5 (LCP5):
Local planning approach for
selecting sites for new
development
a Local planning authorities are recommended to
assess the suitability of sites for new
development, and for the type and intensity of
development, against the following criteria:
i
the extent to which existing or planned
opportunities for decentralised energy could
contribute to the energy supply of new
development on the site;
ii the potential for new development on the site
to contribute heat demand where a heat
network exists or could be provided;
iii the scope for sustainable and low-carbon
transport, particularly physically active
modes, to make up a high proportion of
trips to and from the site, including trips to
service it;
iv whether development of the site would result
in the loss of a significant carbon sink;

b Where sites perform poorly against any of the
criteria in LCP5a, they should not be allocated or
identified for new development unless:
i
there are proposals in the local plans which
would improve their performance; and/or
ii their performance would be improved by, for
example, limiting development on the site to
particular uses and/or changing density.
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Low-Carbon Policy 6 (LCP6):
Local planning approach to
setting requirements for using
decentralised energy in new
development

ii

how the target relates to standards for CO2
emissions set by the Building Regulations; or
an amount of expected energy generation
expressed in KWh (kilowatt-hours).

e Where a local requirement relates to a
decentralised energy supply system fuelled by
bio-energy, local planning authorities should
ensure that fuel sources meet the
objectives of sustainable development by
not creating demand for bio-energy fuels known
to result in net carbon emissions through
production methods, transport requirements,
loss of carbon sinks or other environmental
harm such as loss of habitat or damage to
landscapes.

a Local requirements for decentralised energy
should be set out in a Development Plan
Document (DPD) and should be derived from an
assessment of local opportunities in line with
LCP1. Local requirements for decentralised
energy should:
i
relate to identified development areas or
specific sites;
ii be consistent with giving priority to energy
efficiency measures; and
iii focus on opportunities at a scale which
developers would not be able to realise on
their own in relation to specific
developments.

Low-Carbon Policy 7 (LCP7):
Local planning approach to
setting authority-wide targets for
using decentralised energy in
new development

b Local requirements should be consistent with
national policy on allowable solutions set out in
support of the zero-carbon policy.
c Where there are existing, or firm proposals for,
decentralised energy supply systems with
capacity to supply new development, local
planning authorities can expect proposed
development to connect to an identified system,
or be designed to be able to connect in future. In
such instances, and in allocating land for
development, local planning authorities should
set out how the proposed development would be
expected to contribute to the decentralised
energy supply system.

a The progressively demanding standards for CO2
emissions set through the Building Regulations,
together with the assessment of local
opportunities for renewable and low-carbon
energy, will help to drive greater use of
decentralised energy. Targets for application
across a whole local authority area which are
designed to secure a minimum level of
decentralised energy use in new development
may become unnecessary when the proposed
2013 revisions to Part L of the Building
Regulations (for both domestic and non-domestic
buildings) are implemented. However, they
remain an important interim measure. At the
local level, it is recommended that any target
should be set in a DPD and should have met the
tests in LCP10.

d If a local requirement is set out as a target for the
use of decentralised energy in new development
the target should be expressed as:
i
the percentage reduction in CO2 (carbon
dioxide) emissions to be achieved – in doing
so, local planning authorities should set out
12

Brookwood Farm, near Woking – Code for Sustainable Homes Level 5 family housing

Low-Carbon Policy 8 (LCP8):
Local planning approach to
setting requirements for
sustainable buildings

relevant Code level on all environmental
categories – a local requirement can be
stipulated solely in relation to the energy/CO2
emissions standard and/or water standard in
an identified level of the Code.

a Any local requirement for a building’s sustainability
should be set out in a DPD and should:
i
normally relate to a development area or
specific sites and not be applicable across a
whole local authority area unless there is a
clear justification for the requirement;
ii ensure that any local standards for a
building’s performance, or for measuring a
building’s performance, on matters relating to
construction techniques, building fabrics,
products, fittings or finishes have a robust
justification and do not duplicate the Building
Regulations (unless (i) in the case of electric
vehicle charging infrastructure/cabling this is
a local requirement set out as recommended
in LCP9 or (ii) in the case of green roofs this
supports a local planning approach to
adaptation set out as recommended in LCP4);
iii be specified in terms of achievement of
nationally described sustainable buildings
standards. In the case of housing, this means
a specific level of the Code for Sustainable
Homes. Where local circumstances do not
support specifying compliance with an entire
Code level (because of the range of
environmental categories covered) – or
envisaged development could not attain the

Low-Carbon Policy 9 (LCP9):
Local planning approach for
electric and plug-in hybrid
vehicles
a Local planning authorities should prioritise
walking, cycling and public transport. In this
context they should then support the take-up of
electric and plug-in hybrid vehicles and, in
particular, encourage new developments with
parking facilities to:
i
be designed to provide opportunities for
charging such vehicles;
ii include cabling for charging infrastructure;
iii provide charging infrastructure; and
iv encourage the use of car-clubs, in particular
for such vehicles.
b Any local requirement relating to electric and
plug-in vehicles, including for cabling or charging
infrastructure, should be set out in a DPD. In
bringing forward a local requirement, local
planning authorities should be able to
demonstrate that it satisfies the tests in LCP10.
13
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Model
development
management
policies

Low-Carbon Policy 10 (LCP10):
Testing local planning
requirements
a A local requirement relating to decentralised
energy, a building’s sustainability, or electric
vehicle charging infrastructure is only likely to be
acceptable where the local planning authority can
demonstrate that it:
i
would not make new development unviable
having regard to the overall costs of bringing
sites to the market, including the costs of any
necessary supporting infrastructure;
ii is, in the case of housing development,
consistent with securing the expected supply
and pace of housing development, and does
not inhibit the provision of affordable
housing; and
iii will be implemented and monitored without
duplication of applicable rating or
assessment systems.

Low-Carbon Policy 11 (LCP11):
General approach
a Local planning authorities should:
i
ensure that their approach complements
building control and other regulatory regimes
and avoids duplication;
ii only require information from applicants
which is proportionate to the scale of the
proposed development and its impacts and is
consistent with the need to demonstrate
conformity with the development plan;
iii not require specific and stand-alone
assessments of new development where the
requisite information can be provided
through:
I a Design and Access Statement;
II a national rating system such as for the
Code for Sustainable Homes; or
III any Environmental Impact Assessment or
other regulatory requirement.

Local planning
authorities should
only require
information
proportionate

Low-Carbon Policy 12 (LCP12):
Designing for a low-carbon
future in a changing climate

to the scale of
the proposed
development

a Local planning authorities should engage
constructively with developers to deliver welldesigned, sustainable buildings and high-quality
14

parking closer to the main entrance than
car parking (other than disabled parking);
II implementing travel plans, unless the scale
of the development is small, so as to
reduce greenhouse gas emissions;
III providing for safe and attractive walking
and cycling opportunities, including secure
cycle parking and, where appropriate,
showers and changing facilities;
IV managing the provision of car parking
(including consideration of charging for
use) so that it is consistent with cutting
greenhouse gas emissions, including the
provision of electric vehicle charging
infrastructure;
vi be designed to avoid adding to the
vulnerability of existing or other proposed
development to impacts arising from changes
in the climate; and
vii (if the site has not been allocated for
development in a DPD) reflect the site
selection criteria set out in LCP5a.

local environments suitable for low-carbon living
in a changing climate.
b In determining planning applications, local
planning authorities should expect proposed new
development to:
i
be designed to contribute to achieving
national targets to reduce greenhouse gas
emissions by:
I using landform, layout, building
orientation, massing and landscaping to
reduce likely energy consumption;
II using the layout, density and mix of
development to support identified
opportunities for decentralised energy;
III connecting to an existing decentralised
energy supply system where there is
capacity to supply the proposed
development, or by being designed for a
future connection where there are firm
proposals for such a system;
IV not creating demand for bio-energy fuels
known to result in net carbon emissions
through production methods, transport
requirements and/or loss of carbon sinks;
ii provide public or private open space as
appropriate so that an accessible choice of
shade and shelter is offered, recognising the
opportunities for people, biodiversity, flood
storage and carbon management provided by
multi-functional green spaces and green
infrastructure networks;
iii give priority to the use of sustainable
drainage systems, paying attention both to
the potential contribution to water harvesting
to be gained from impermeable surfaces and
to layouts that accommodate waste water
recycling;
iv support sustainable waste management by
providing space for recycling and composting;
v increase the proportion of trips in the local
area made by sustainable modes, in
particular by active travel modes, by:
I giving comparative advantages to
sustainable travel, such as by placing cycle

c Local planning authorities should expect
proposals for major new development (ten or
more dwellings, or commercial development
with 1,000 square metres or more of commercial
floorspace) to demonstrate through the
submitted Design and Access Statement how
the proposed development complies with the
criteria in LCP12b. In determining planning
applications for major development, great
weight should be given to compliance with the
criteria. Where a proposal for major development
fails to meet one or more of the criteria, the
application should be refused planning
permission unless it can be demonstrated by the
applicant (having regard to the type of
development and its design) that meeting a
criterion is not feasible.
d Local planning authorities should support
innovation which secures well-designed,
sustainable buildings. Some features which are
essential for securing a low- or zero-carbon
15
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authorities should
give significant
weight to the wider
benefits of
renewable or lowcarbon energy

building, or for adapting to impacts arising from
changes in the climate, may give rise to concerns
about incompatibility with an existing townscape.
Such concerns by themselves should not
normally warrant planning applications being
refused permission. Planning permission should
only be refused where the concern relates to a
designated heritage asset and the impact would
cause material harm to, or removal of
significance in relation to, the asset, and this is
not outweighed by the proposal’s wider social,
economic and environmental benefits.

projects whatever
their scale

emissions, and not reject planning applications
simply because the level of output, or
number of buildings supplied, is small;
iii not require applicants for energy
development to demonstrate the overall need
for renewable or low-carbon energy;
iv expect developers of decentralised energy to
support the local planning approach for
renewable and low-carbon energy set out in
the local development plan and, if not,
provide compelling reasons to justify the
departure; but, otherwise, not question the
energy justification for why a proposal for
renewable and low-carbon energy must be
sited in a particular location;

Low-Carbon Policy 13 (LCP13):
Renewable and low-carbon
energy generation
a Development management should not prevent,
delay or inhibit proposals for renewable and lowcarbon energy, and associated infrastructure,
which could be permitted having regard to the
objectives and policies in this guide.
b In determining planning applications for the
development of renewable or low-carbon energy,
and associated infrastructure, existing
Government policy and regulations state that
local planning authorities should:
i
expect applicants to have taken appropriate
steps to avoid and then mitigate any adverse
impacts through careful consideration of
location, scale, design and other measures,
including ensuring that all reasonable steps
have been taken, and will be taken, to
minimise noise impacts;
ii give significant weight to the wider
environmental, social and economic benefits of
renewable or low-carbon energy projects and
fuel sources whatever their scale, recognising
that small-scale projects provide a valuable
contribution to cutting greenhouse gas
16

any other harm if projects are to proceed.
Such very special circumstances may include
the wider environmental benefits associated
with increased production of energy from
renewable sources.

v

not refuse planning permission for a
renewable energy project because a
renewable energy target set out in the local
plan has been reached; but where targets
have not been reached this should carry
significant weight in favour of proposals
when determining planning applications;
vi take great care to avoid stifling innovation,
including the rejection of proposals for
renewable energy solely because they are
outside of a broad area identified in the local
plan for where substantial renewable energy
development is anticipated;
vii where the proposed development is for a
renewable energy technology included in the
draft National Policy Statement for
Renewable Energy Infrastructure, or
associated infrastructure, expect applicants to
have regard to the policies contained within
the National Policy Statements; and
viii recognise that, when located in the Green
Belt, elements of many renewable energy
projects will comprise inappropriate
development, which may impact on the
openness of the Green Belt. Careful
consideration will therefore need to be given
to the visual impact of projects, and
developers will need to demonstrate very
special circumstances that clearly outweigh
any harm by reason of inappropriateness and

Low-Carbon Policy 14 (LCP14):
Safeguarding renewable and
low-carbon energy supplies
a In determining planning applications, planning
authorities should consider the likely impacts of
proposed development on:
i
existing or other proposed development and
their supply of, or potential for using,
decentralised energy; and
ii existing, or proposed, sources of renewable
or low-carbon energy supply and associated
infrastructure.
b Where proposed development would prejudice
renewable or low-carbon energy supply,
consideration should be given as to how the
proposed development could be amended to
make it acceptable. Where this is not achievable,
planning permission should be refused.
17
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conclusion
The current age of austerity creates big challenges
for the future of all our communities. But dealing
with climate change is not a luxury: it is an absolute
necessity. While communities can benefit from
decentralised energy directly, they can also build a
resilient economic future by anticipating and
responding to those climate changes which are now
inevitable. While the opportunities are clear, so too
are the risks. Communities that ignore the challenge
will find the cost of impacts and of insurance rising
sharply, threatening their economic and social
fabric. This guide sets out suggestions for action,
but that action is now up to local authorities and
communities.

Communities that
ignore the challenge
will find the cost of
impacts and of
insurance rising
sharply, threatening
their economic and
social fabric
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practice guidance
There is a wealth of information on adaptation and mitigation. Many of the organisations that have
supported this guide have useful guidance on planning and climate change, some of the key websites
offering such information include the following:
● BRE

http://www.bre.co.uk

● Carbon Trust

http://www.carbontrust.co.uk

● Centre for Sustainable Energy

http://www.cse.org.uk

● Combined Heat and Power Association

http://www.chpa.co.uk

● Department for Communities and LocalGovernment

http://www.communities.gov.uk

● Department of Energy and Climate Change

http://www.decc.gov.uk

● Department for Environment, Food and Rural Affairs

http://ww2.defra.gov.uk

● Energy Saving Trust

http://www.energysavingtrust.org.uk

● Environment Agency

http://www.environment-agency.gov.uk

● Friends of the Earth

http://www.foe.co.uk

● Homes and Communities Agency

http://skills.homesandcommunities.co.uk/
planning-and-climate-change

● Institute for European Environmental Policy

http://www.ieep.eu

● Landscape Institute

http://www.landscapeinstitute.org

● London Sustainable Development Commission

http://www.londonsdc.org

● Natural England

http://www.naturalengland.org.uk

● NHBC Foundation

http://www.nhbcfoundation.org

● Royal Society for the Protection of Birds

http://www.rspb.org.uk

● Royal Town Planning Institute

http://www.rtpi.org.uk

● South West Regional Improvement and Efficiency Partnership http://www.swplanners-toolkit.co.uk
● Town and Country Planning Association

http://www.tcpa.org.uk

● UK Climate Impacts Programme

http://www.ukcip.org.uk
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coalition members
The Planning and Climate Change Coalition is made up of the following organisations and individuals:
● Action for Market Towns
● Addison & Associates
● AECB, the Sustainable Building Association
● AECOM
● BioRegional
● Birmingham City Council
● Butterfly Conservation
● Campaign for Better Transport
● Campaign to Protect Rural England
● Combined Heat and Power Association
● The Co-operative
● Council for British Archaeology
● Friends of the Earth
● GRaBS project*
● Grasslands Trust
● Instinctively Green Ltd
● Landscape Institute
● Roger Lawes
● LDA Design
● London Borough of Islington
● London Borough of Sutton
● Marks Barfield Architects
● National Housing Federation
● National Trust
● Hugh Roberts
● Royal Society for the Protection of Birds
● Royal Town Planning Institute
● Rutland Group
● Scott Wilson
● Chris Shepley CBE
● Sheppard Robson
● Sustainable Works
● Sustrans
● Thameswey Group
● Chris Tivey Associates
● Town and Country Planning Association
● Urban Roots
● URBED Ltd
● UK Green Building Council
● White arkitekter AB
● John Zetter
* Green and Blue Space Adaptation for Urban Areas and Eco Towns (GRaBS) Project – co-financed by the European Union European Regional
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Key to abbreviations used

MCZ

Marine Conservation Zone

AONB

Area of Outstanding Natural Beauty

MHWM

Mean High Water Mark

BSAC

British Sub-Aqua Club

MLWM

Mean Low Water Mark

CCW

Countryside Council for Wales

MMO

Marine Management Organisation

C-SCOPE

Combining Sea and Coastal Planning in Europe

MSP

Marine Spatial Planning
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Dorset Coastal Forum

NE

Natural England
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Europarc Atlantic Isles
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introduction

The new marine planning system
The Marine and Coastal Access Act 2009 provides
the framework for a new planning system in the
marine environment. The arrival of the new
system has significant implications for those
involved in the planning and management of
coastal protected landscapes. The workshop was
planned with their needs and interests in mind
and builds on the work undertaken by the Coastal
and Marine Working Group of Europarc Atlantic
Isles (EAI) over the last few years.
The ‘interests’ of coastal protected landscapes
include the interaction between them and the
marine environment and activities, the character
of the seascape and the special qualities they
derive from the marine environment and
association with it. They were described in
generic terms in the EAI publication Connecting
land and sea: the place of coastal protected
landscapes in the marine environment (see the
EAI website www.europarc-ai.org).
The aim of the workshop was to enable
participants to spend significant time considering
the implications of the new system of planning
and managing the marine environment, from the
point of view of protected landscapes collectively
and individually. In particular it enabled them to:

consider what they need to communicate
individually and collectively to marine planners
and other stakeholders in the marine environment

Q

help in the formulation of a work programme
to assist them in this new area

Q

The workshop sessions addressed three questions:
what are the interests of protected landscapes
derived from the marine environment and their
association with it?

Q

where and how should protected landscapes
fit in with the marine planning and Integrated
Coastal Zone Management (ICZM) processes now
and in the future?

Q

what messages should protected landscapes
be sending about their interests collectively and
individually to influence policy development
nationally, regionally and locally?

Q

Each session was introduced by a presentation
designed to stimulate discussion.
This report sets out
the background to coastal protected
landscapes and marine planning

Q

explore the new system and its relationship
with coastal protected landscapes and how best
they might interact with it

Q

identify the ‘interests’ of coastal protected
landscapes in the marine environment

Q

the conclusions of the workshop

Q

the next steps

Q

the key points made by the speakers who
introduced each workshop session

Q

hear from marine planners how they envisage
the system working and what contribution they
expect from the managers of coastal protected
landscapes

Q

The aim of the workshop was to
consider the implications of the new
system of planning and managing the
marine environment, from the point
of view of protected landscapes
3

background

Coastal protected landscapes and
marine planning
In making an introduction to the workshop
Edward Holdaway, chairman of EAI’s Coastal and
Marine Working Group, emphasised a number of
points:

27 out of 40 NSAs in Scotland – and that a great
majority of them have all or part of their adjacent
waters designated as European Marine Sites
coastal protected landscapes have a marine
dimension and are part of the seascape – even
though the marine environment below mean low
water mark (MLWM) is not included in
designated areas, it is possible to define an area of
sea from which a coastal protected landscape
derives some of its special qualities
Q

the fact that so many of UK’s protected
landscapes have a coastline (see map below) –
9 out of 15 National Parks, 25 out of 46 AONBs,

Q

at the European level the emphasis is on the
conservation of marine biodiversity and good
environmental statues of marine waters – this is
achieved primarily through the Natura 2000
process and the Marine Strategy Framework
Directive. Apart from the European Landscape
Convention which embraces the marine area as
far as territorial limits, there is no mention of
landscape/seascape.
Q

the introduction of marine planning and
marine conservation zones (MCZs) under the
Marine and Coastal Access Act 2009 is very
important but it has shortcomings – the land/sea
divide is perpetuated with separate planning
systems for each and only a requirement for each
to have regard to the other; MCZs are usable only
for nature conservation; and seascapes will have
to be dealt with by the new marine planning
system, though quite how remains an important
question.
Q

National Parks and the Broads
Area of Outstanding Natural Beauty
National Scenic Areas in Scotland
Heritage Coast
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the need is to secure formal
recognition of nationally important
seascapes, of which coastal
protected landscapes would
undoubtedly be part

in the UK linking land and sea in the context
of coastal protected landscapes is not totally new:
O
the objectives for Heritage Coasts include the
maintenance of the environmental health of
the inshore waters adjacent to them – a
question arises as to how useful the concept
is now that they have largely been absorbed
within National Parks and AONBs with only
five Heritage Coasts lying completely outside
other protected areas
O
Scotland already has powers to create coastal
and marine national parks, but has yet to use
them
O
the Countryside Councils for Wales and
Scottish Natural Heritage have undertaken
work on seascape assessment though mainly
in the context of the visual impact of offshore
windfarms
O
Natural England has plans for undertaking
seascape assessments using a wider approach
to the concept
O
the case for including a marine area in a
coastal protected landscape, using National
Park criteria, was made in the inquiry into the
South Downs National Park. The inspector
agreed with the argument but could not
recommend it because no powers existed to
make it possible.
Q

terminology in relation to the word ‘seascape’
is an issue which needs to be clarified:
O
a useful definition of landscape exists in the
European Landscape Convention (ELC):
‘an area as perceived by people, whose
character is the result of the action and
interaction of natural and/or human factors’
(Article 1).
It is important to note that the Convention
applies not only to land and inland water but
also to marine areas. A possible definition of
seascape derived from the above definition
might be as follows:
‘an area of sea, coastline and land as perceived
by people, whose character results from the
actions and interactions of land with sea, by
natural and/or human factors’.
This has already used by the Europarc Working
Group and Natural England.
O
IUCN has a very helpful definition of a
protected landscape/seascape which
demonstrates the breadth of what seascapes
are all about i.e. more than just the view:
‘an area of land, with coasts and seas as
appropriate, where the interaction of people
and nature over time has produced an area of
distinct character with significant aesthetic,
ecological and/or cultural value, and often
with high biological diversity. Safeguarding
the integrity of this traditional interaction is
vital to the protection, maintenance and
evolution of such an area’.
Q

In conclusion
Edward Holdaway emphasised two challenges for
coastal protected landscapes, which were at the
heart of what the workshop was all about:
the need to be prepared for the advent of the
marine planning system by addressing the
connection with the sea in their management
plans

Q

the need to secure formal recognition of
nationally important seascapes, of which coastal
protected landscapes would undoubtedly be part.

Q
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Integrated planning in practice
Northumberland AONB and Berwick &
Northumberland European Marine Site
Mel Nicholls, the AONB Manager, described the
process of preparing a joint plan for the two
designations, one land-based (the AONB) and the
other marine-based (the EMS) which overlap
between MHWM and MLWM. He made a number
of key points about this process:

Q it was worth the effort – integrated working
was warmly embraced by stakeholders and many
environment, cultural and socio-economic
benefits will begin to flow

there was much in common between the
two – shared projects and offices, compatible
schedules for review of their plans and
stakeholders common to them both; they were
also keen to broaden their horizons

Q

an integrated plan seemed logical but there
were many questions – can two plans be put
together, can two different pieces of legislation be
implemented by one plan, how can the identity
of each designation be retained, how can all
stakeholders be accommodated when some have
very focused responsibilities?

Q

four strategic management policies were
devised – addressing integrated coastal
management, climate change, community
involvement and sustainable development

Q

Q there is a lot of exciting work to be done –
establishing an environmental baseline and state
of the environment report, developing
mechanisms to monitor historic sites affected by
environmental change, protecting the quality of
waters, assessing the impact of recreational
activities, promoting good practice in
environmental management and guide
Q
O

O
O

three issues need to be addressed:
the formalisation of the relationship by
merging governance structures
the future of the Heritage Coast concept
the integration of town and country planning
with marine planning

Q overall the interests of the two designations
are largely the same – they will never be dealt
with separately again

integrated working was warmly
embraced by stakeholders and many
environment, cultural and socioeconomic benefits will begin to flow
6

Dorset AONB and the C-SCOPE project
Tom Munro, the AONB Manager, introduced the
C-SCOPE marine spatial planning project, with
which the AONB is involved. He emphasised the
following points:
the Dorset coastline is an important feature of
the AONB, including parts of Poole Harbour and
the Fleet and long stretches of two Heritage
Coasts. It also includes most of the Jurassic Coast
World Heritage Site and significant sections of
coastal SAC, SPA and Ramsar sites. The AONB also
extends inland up to 40km

Q

the importance of the coastal zone is reflected
in the management plan, with a headline policy
to achieve greater integration between marine
and terrestrial planning

Q

the C-SCOPE project is led by the Dorset
Coastal Forum (www.dorsetcoast.com), a
Strategic Coastal Partnership which is very
successful in bringing interests together – the
AONB is a DCF member and is just one of those
interests

Q

the Dorset AONB Team is involved in C-SCOPE
as a Steering Group member and member of the
various Task & Finish Groups

a marine spatial plan (MSP) is needed because
of the diversity of assets, uses and interests in the
area, including:
O
archaeology and culture
O
dredging and disposal
O
fishing
O
recreation and tourism
O
military activities
O
mineral extraction
O
oil and gas
O
ports, navigation & shipping
O
renewable energy
O
submarine cables and pipelines
O
nature conservation
Q

data gathering and analysis has been a major
activity, including an offshore renewable energy
capacity study, seabed mapping and a land and
seascape assessment. This forms a sound
knowledge base upon which policy can be
formulated.

Q

Q
O
O
O

the process has involved
the establishment of a stakeholder network
scenario planning with terrestrial planners
policy objective development – building on
Defra’s Higher Level Management Objectives

Q

C-SCOPE’s MSP Task & Finish Group is
currently working on
O
specific policy development
O
spatial expression of those policies
Q

V

continued

the importance of the coastal zone
is reflected in the management plan,
with a headline policy to achieve
greater integration between marine
and terrestrial planning
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The Marine Management Organisation
and marine planning
In introducing the Marine Management
Organisation (MMO), Steve Brooker, the MMO
Chief Planner, emphasised that:
Q
O

O

O

it had been established
to make a significant contribution to
sustainable development in the marine area
to promote the UK Government’s vision for
clean, healthy, safe, productive and
biologically diverse oceans and seas
as a cross-government delivery partner

it is the Government’s strategic delivery body
for England, undertaking enforcement in relation
to marine planning, fisheries management,
marine licensing, marine nature conservation and
emergencies. In Scotland and Wales it would only
be involved in non-devolved matters.

Q

In relation to marine planning he explained that:
the overarching driver is the increased use of
marine space and resources impacting on the
sustainability of the marine environment,
exemplified by the need for ICZM, the impact of
climate change, low carbon and secure energy
generation, depletion of fish stocks and impacts
on marine biodiversity

Q

Q
O

O

O
O

O
O

benefits would be derived from it through:
forward planning, including anticipation of
new activities and changing technologies
balancing economic, social and
environmental gain
early involvement of stakeholders
greater certainty and consistent evidencebased decision-making
sustainable use of marine resources
cohesion with coastal, estuarine and
terrestrial plans

marine planning would provide
an opportunity to ensure the
interests of coastal protected
landscapes are looked after
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Q
O

O
O

marine plans would:
translate at local levels the policies in the UK
Marine Policy Statement
be subject to sustainability appraisals
provide the basis for decisions on marine
licensing

Q preparations are underway for starting marine
planning in 2011, with
O
the preparation of the evidence base
O
a technical scoping exercise
O
nationwide stakeholder engagement
O
the development of the plan-making process,
including the choice of the first two plan areas
and the engagement of stakeholders in those
areas
O
publication of a Statement of public
participation to be agreed by the Secretary of
State – including identification of
opportunities for engagement by stakeholders
O
preparation for appraisals of sustainability
(including SEA and Habitat Regulations
Assessment)
Q so far as coastal protected landscapes are
concerned marine planning would provide an
opportunity to ensure their interests in the coastal
and marine area are looked after through
engagement with the marine plan and ICZM
process, especially:
O
via coastal partnerships, for which the
establishment of a comprehensive network
will be very important
O
with the MMO, and through
O
the requirement in the marine plan process for
regard to be had by the marine planning
authority for any plan prepared by a public or
local authority relating to the management or
use of coastal and marine areas
Q in conclusion he expressed the desire, on
behalf of the MMO, to establish a good working
relationship with coastal protected landscapes
and to work with Natural England and others to
ensure that a seascape character assessment
methodology is developed and piloted

North York Moors National Park and
North Yorkshire & Cleveland Heritage
Coast
John Beech, the Heritage Coast Officer, described
the way in which the National Park has been
engaging with marine issues through the North
Yorkshire and Cleveland Heritage Coast and the
North Yorkshire and Cleveland Coastal Forum. He
emphasised a number of key points:
Heritage Coasts were all about the
management of the finest stretches of
undeveloped coast – its 2008-13 management
plan is still significant embracing conservation,
enjoyment and the health of waters and beaches

Q

in future it will be important to
ensure that a better understanding
is gained of the inter-relationships
that influence the coast

the Coastal Forum, with 51 organisations and
162 individual members, is run on a modest scale
by officers from the National Park and
Scarborough Council. The four local authorities
contribute £1500 annually and take turns in
organising an annual conference. It has a working
budget of £6000 to cover the costs of speakers,
leaflets and a website. Its deliberations range over
a large number of issues – including bathing
water quality, renewable energy, sustainable
fisheries, coastal defence, tourism, pollution,
heritage protection and habitat management

Q

connection with the sea is made in a variety of
ways, including
O
involvement with interest groups – ‘Adopt a
beach’, BSAC undertaking SEASEARCH
projects and volunteer shoresearch identifying
and monitoring intertidal species
O
involvement in the planning process for
marine conservation zones
O
education – school visits, education centre at
Robin Hood’s Bay
O
public information – promoting the
importance and uniqueness of the coast and
codes of conduct for specific activities
O
archaeology – shipwrecks and evidence of the
jet, alum and ironstone industries in the
intertidal area
O
catchment-sensitive farming – reducing
diffuse pollution
Q

Q
O

O

O

O

In future it will be important to ensure that:
full recognition is given to the land and
adjoining seascape of the National Park and
Heritage Coast
the Park and Heritage Coast engage with the
marine planning process
full use is made of the Coastal Forum in
bringing interests together to ensure mutual
respect and understanding and to keep people
informed
a better understanding is gained of the interrelationships that influence the coast e.g. a
clean environment and scenic beauty is good
for tourism and the local economy
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Caring for the special qualities
The special qualities of coastal protected
landscapes derived from the marine
environment
In considering the special qualities of coastal
protected landscapes that are derived from the
marine environment and their association with it,
the workshop participants identified a wide range
of facets that contribute to them (see below).
A great mix of emotional connections
O
O

O

O

O

‘The Last Common’
an island nation, a maritime nation,
coastal heritage
wildness, tranquillity, openness, survival,
extremes, ever-changing moods – rough
and calm
natural forces, dynamism of coastal
processes, grandeur of steep cliffs, endless
mudflats and visible geology
untamed, absence of development

Physical connections
O

O

landforms and geology part of a
continuum between land and sea
geological and geomorphological features
on the coast and under the sea

Ecological connections
O

O
O

habitat transition - marine to land and
vice versa
wildlife depending on land and sea
underwater habitats, flora and fauna

Cultural connections
O
O
O

maritime landmarks
arts, literature, music and songs
myths and legends

Special resource for many activities,
often underpinning the economy of many
remote rural communities
O
O
O
O
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recreation and tourism
boating and sailing
traditional fishing
source of local food

In doing so they concluded that:
Q

the key relationship is that between land and

sea
Q

special qualities are more than just the view

Q the value derived from combinations of these
qualities is particularly significant, including the
mix of natural and cultural qualities
Q the identification of generic special qualities
need to be balanced by the identification of those
underpinning each coastal protected landscape

The relationship between the special
qualities, and coastal and marine activities
Participants also identified examples of a wide
range of terrestrial and marine activities that
might have positive and negative impacts on
these special qualities (see table opposite).
In doing so they concluded that:
Q whilst it is relatively easy to identify a list of
activities generic to coastal protected landscapes,
it will be important for an assessment of each
protected landscape to be undertaken to identify
the activities affecting its area
Q the impact of most of the activities identified
can vary from place to place and, depending on
the circumstances, can have varying degrees of
either positive or negative impact on them –
raising the question of how best to measure
impact and to establish carrying capacity of
marine resources
Q

many of the threats emanate from the land

Some examples of the impact of marine and terrestrial activities on the special qualities
Activity

Positive impact

Negative impact

Tourism and recreation

Enjoyment of special qualities; significant benefits
for local economy and communities

Development of accommodation and facilities;
excessive concentration of visitors and activities
in sensitive areas

Sailing

Enables enjoyment of special qualities; supports
local economy

Development of marinas, location of moorings
and anchoring in sensitive places, disturbance
of wildlife

Motor boating

Enables enjoyment of special qualities; supports
local economy

Noise impact on enjoyment and on wildlife;
conflicts with other users; development of
marinas, moorings and anchoring in sensitive
places

Fishing

Colour and interest of ports, harbours and boats,
part of local culture and local communities;
sustainable fishing especially at the local scale

Damage to environment; litter; industrial-scale
fishing depleting stocks

Ports and shipping
development and
activity

Colour and interest of ports, harbours and boats,
part of local culture and local communities

Development; rubbish; air and water pollution

Renewable energy
(offshore and onshore)

Mitigation of climate change

Links to land from offshore; sub-stations and
other facilities on land; transmission lines;
particular impact on views

Oil and gas

Links to land and facilities on land; visual
impacts

Aggregates and
dredging

Destruction of seabed environment (natural
and cultural), including loss of fish spawning
grounds

Coastal defence and
erosion

Opportunities for creating new habitats and
landscapes

Agriculture

Adverse affect on water quality and
consequently on wildlife and fisheries, through
diffuse pollution

continued

V

deciding how best to measure
the impact of marine and
terrestrial activities on the
special qualities will be crucial

Coastal squeeze; loss of habitats; visual impact
of artificial defences; loss of landscape and
cultural features
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Are coastal protected landscapes equipped
to deal with their marine dimension?
In answering this question participants concluded
that coastal protected landscapes are not wellplaced to deal with their marine dimension,
especially in terms of
the lack of both qualitative and quantitative
information – in this context they emphasised the
need to take into full account the qualitative
values in the marine environment

Q the lack of national guidance for protected
landscape managers on making the link between
land and sea, and on engagement with the
marine planning process
Q the lack of clarity as to responsibility for
achieving integration between land and sea at a
national, regional or local level

Q

Q the lack of well-established relationships with
stakeholders in the marine environment

Looking to the future
the lack of clarity about what seascapes are,
what is special about them and what protected
landscapes want to achieve through the marine
planning process

Q

the lack of comprehensive seascape
assessment techniques

Q

the lack of awareness amongst stakeholders
and policy makers (national and local) that
coastal protected landscapes are an integral part
of the character of seascapes

Q

the lack of recognition, so far, in the marine
planning process of the national importance of
many of our seascapes, especially those related to
coastal protected landscapes

Q

In looking to the future, the workshop
participants recognised that:
Q the workshop was particularly timely – the
marine planning process is just getting underway
and there is a major opportunity for protected
landscapes to secure their long-term interest in
the marine environment by influencing the new
process
Q working with the MMO will be very important
– the relationship has got off to a good start with
the presence of a senior member of the MMO
staff at the workshop and needs to be developed
as a matter of priority

activity in the marine environment, and the
protected landscapes’ association with it, is
complex

Q

land and sea is one system, with many
interactions that are at times very complex

Q

Q there are many tasks (see opposite) to be
undertaken by, or on behalf of, protected
landscapes

the marine planning process is just
getting underway and there is a
major opportunity for protected
landscapes to secure their long-term
interest in the marine environment
by influencing the new process
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Developing a manifesto
for seascapes
This was identified as a major priority by
participants. They considered that it should be
developed by the Coastal & Marine Working
Group of Europarc Atlantic Isles in association
with PL Groups and key NGOs for adoption
by Government (UK & devolved), government
agencies (including the Marine Management
Organisation), local government associations,
local authorities and local Protected
Landscapes authorities and partnerships.
In summary they concluded that the main
messages in the manifesto should be:
all seascapes matter and those of national
importance need to be identified, recognised
formally and protected – coastal protected
landscapes will be key components of nationally
important seascapes

Q

comprehensive assessment of the
character of seascapes needs to be
undertaken as a baseline for marine plans and
for establishing what is special about particular
areas

Q

Seascapes
Seascapes exist, they matter and some are of
national importance – they are more than just the
view, embracing ecological and cultural resources
in the marine and coastal environment. People
care about them, access to them is fundamental
to health and well-being and they have a positive
impact on the economy, especially in more
remote areas. They need to be sustained for future
generations.
To secure their sustainable future it will be very
important that:
seascapes are recognised as a key resource in
the marine and coastal environment and their
interests are addressed in policy at all levels,
especially in the Marine Policy Statement, in
marine plans and in planning policy guidance on
land

Q

a clear definition of what is meant by
seascape is adopted nationally, building on the
definition of landscape in the European

Q

continued

V

their future depends on the integration
of planning and management between land
and sea, with particular implications for marine
plans, terrestrial plans and protected landscape
plans

Q

They agreed that the manifesto should contain
the following in relation to:

successful integration between land and
sea depends on relationships between
stakeholders – the formation of new ones (e.g.
MMO) and the re-orientation of existing ones

Q
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Landscape Convention (already used by Europarc
and NE) and on the breadth of definition devised
by IUCN
a basis for the recognition of ‘nationally
important seascapes’ – and the means of looking
after them – is agreed nationally

Q

coastal protected landscapes are recognised
as an integral part of the wider seascape, at the
crucial place where land meets the sea, and that
they are more than likely to be key components
of nationally important seascapes. They will be
key elements of marine plans, especially those
covering inshore areas

Q

the principles underpinning the Heritage Coast
concept, which has served as an important link
between land and sea in England and Wales, is
refreshed – their status and remit in the future
need to be clarified

Seascape character
The assessment of seascape character will be
crucial to the marine planning process; a
consistent all-embracing methodology is needed:
Q to define seascape character areas which will
provide a valuable framework for considering all
aspects of the marine and coastal environment
and their interaction with both maritime and
terrestrial activities; and
Q to provide a starting point for the
identification of the special qualities that would
underpin the recognition of nationally important
seascapes.

Q

Time is of the essence in developing the
methodology, if it is to be used in the first tranche
of marine plans in England in 2011.
Integrated planning and management
Integrated planning and management will be
essential both in the marine environment and
between land and sea. It will be very important
for terrestrial planning to play a leading role in
optimising the links between land and sea. To
achieve that in the context of coastal protected
landscapes:
Q protected landscape management plans
should be used as a tool for integration as they
are already on land; they should reflect their
relationship with the marine environment and
should be underpinned by a thorough assessment
of the special qualities they derive from the
marine environment and their association with it
and the risk posed to those qualities by marine,
marine-related and terrestrial activities
Q national guidance will be needed to reflect
this relationship between protected landscapes
and the marine environment, and to encourage
protected landscapes to overcome any reluctance
to address issues beyond their boundary at the
mean low water mark
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members of protected landscape partnerships
will need to buy into this relationship between
land and sea; similarly protected landscapes will
have to engage with stakeholders in the marine
environment – in particular the renewable energy
sector – to ensure that their interests are fully
understood and taken into account in the
planning and management process

Q

those responsible for the planning of the
marine environment will have to ensure that their
‘duty of regard’ towards any plan prepared for the
marine area or adjacent coast embraces the
statutory plans prepared for protected landscapes;
similarly, local planning authorities should have
regard not only for the ‘special qualities’ of
protected landscapes on land but also for their
marine dimension when preparing their plans. To
help integration, full use should be made of the
seascape character assessment process and
coastal protected landscapes should engage with
marine and land planners

Relationships between stakeholders
Successful integration will be achieved by close
working between stakeholders in protected
landscapes and in the marine environment. To
assist this:
an open and supportive relationship between
Government (and its agencies) and PL consortia

Q

Q

good quality data and research will underpin
the success of an integrated approach to marine
and terrestrial planning necessitating:

Q

O

O
O

O

protected landscapes working togetherand
sharing information across UK
the collation of data and making it accessible
full recognition of the importance of
subjective and qualitative data (e.g. cultural
and literary matters)
the unraveling of the mismatch between OS
and UK Hydrographic Office data

the valuable role that can be played by coastal
partnerships and fora in bringing stakeholders to
the table should be capitalised upon around the
whole of the UK coast – their current
geographical extent and capacity to fulfil the role
and the best way to secure full coverage of the
coast needs to be assessed

Q

coastal protected landscapes should be major
players in such partnerships – they are there to
help facilitate an integrated approach as they do
on land

Q

each protected landscape partnership needs
to be strengthened to reflect the nature of their
particular link between land and sea – potential
new members include the MMO, Crown Estates,
IFCAs and European Marine Sites

Q

consideration needs to be given to the joint
management of coastal protected landscapes and
European Marine Sites adjacent to them, building
on the experience of the Northumberland coast

Q

coastal protected landscapes will need to
work closely together where there is more than
one in any marine plan area, and will need to
ensure the exchange of information and
experience

Q

coastal protected landscapes, collectively and
individually, need to establish a close working
relationship with those responsible for marine
planning (MMO in England and devolved
administrations in Northern Ireland, Scotland and
Wales)

Q

it will be very important for marine
and terrestrial planning to work
together to optimise the links
between land and sea
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key tasks

What action needs to be
taken, and by whom
The workshop participants identified the tasks
that should be undertaken to implement the
manifesto by the following bodies:
Government
(including the devolved administrations) should
O
ensure that the Marine Policy Statement
recognises seascapes as a key resource in the
marine and coastal environment that provides
a framework for an intergrated and
sustainable approach to its planning and
management
O
ensure that the Marine Policy Statement
provides guidance on the conservation of
their special qualities
O
ask the National Agencies to develop a
definition of seascape and the methodology
and associated guidance for undertaking
seascape character assessment for use by
those responsible for marine plans
O
ask the National Agencies to develop the basis
for recognising nationally important
seascapes and for ensuring the conservation
of their special qualities
O
create the policy climate within which coastal
protected landscapes are actively encouraged
to promote and influence the protection of
the special qualities they derive from the
marine environment and their association
with it through their management plans and
the marine planning process
O
ensure that local planning authorities make
the link between land and sea through their
involvement in the marine planning process
and the plans they prepare for the planning
and management of the coast
Q
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Q Marine Management Organisation
(and those responsible for marine plans within
the devolved administrations) should:
O
ensure that seascapes – and particularly those
of national importance – are treated as key
marine resources to be conserved and
enhanced through the marine plan process
O
assist national conservation agencies in
developing techniques of seascape character
assessment
O
ensure that seascape character assessments
are undertaken for each marine plan area as
part of the planning process
O
engage with coastal protected landscapes
collectively to ensure a full understanding of
their interests
O
ensure that individual protected landscapes
are drawn into the marine planning process
O
engage with coastal protected landscapes
during the preparation of their management
plans

Government and the Marine
Management Organisation should
ensure that seascapes are treated as
key marine resources to be
conserved and enhanced through the
marine plan process

national conservation agencies
(CCW, NE, NIEA, SNH) should
O
develop (with MMO and other marine
planners) seascape assessment techniques as
fundamental tools of marine planning
O
develop the basis for the recognition of
nationally important seascapes and for the
way in which they should be looked after
O
provide advice for coastal protected
landscapes on how they should address
coastal and marine issues in their
management plans and development plans
especially in relation to seascapes
O
review the Heritage Coast concept in England
and Wales and consider its relevance
elsewhere in UK
Q

Q
O

continued

V

O

local planning authorites should
ensure not only that plans have particular
regard to the character and importance of
adjacent seascapes – including the special
qualities of protected landscapes derived from
the coastal and marine environment – but also
play a leading role in making the connection
between land and sea, through the
development of (a) coastal partnerships/fora;
(b) an integrated approach to seascape and
landscape character assessment
encourage the coastal protected landscape
partnerships, with which they are involved, to
develop their role in integrating the planning
and management of land and sea through
their management plans

national bodies for AONBs and
National Parks should:
O
promote the manifesto to national agencies,
MMO, Government, local government
associations, local partnerships and coastal
partnerships
O
work with national agencies in developing
seascape character assessment techniques
and in using them as the basis for the
recognition of nationally important
seascapes and devising the best means for
looking after them
O
forge a working relationship with the MMO
and marine planning organisations in the
devolved nations
O
review the relationship between coastal
protected landscapes and coastal fora/
partnerships, and identify the ways in which
they can best help to promote integration
between land and sea through them
O
support Natural England in the review of the
Heritage Coast concept and encourage CCW
to undertake a similar review
Q

seascape character assessment
techniques should be developed
by the national conservation
agencies as fundamental tools of
marine planning
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key tasks

Q
O

O

O

O

O
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protected landscapes individually should:
promote their connection with the marine
environment within their partnerships/
authorities, local communities and amongst
key stakeholders
ensure that their management plans (a) reflect
their association with the marine environment
(this will vary from area to area) using
seascape character assessment as the basis for
the identification of the special qualities they
derive from that association; (b) identify the
risk to those special qualities posed by marine
and terrestrial activities, and the policies and
actions needed to secure their long-term
conservation
consider the preparation of joint plans where
there are European Marine sites or Marine
Conservation Zones covering adjacent waters
highlight the existence of Heritage Coasts
within their areas and the principles that
underpin them – unspoiled/undeveloped
coast, public access and enjoyment and high
water quality in the adjacent sea
review the membership of their partnerships
to ensure that marine interests are represented
and should consider joint management where
European Marine Sites or Marine Conservation
sites adjoin them

O

O

O

O

establish a positive relationship with marine
stakeholders as they do now with the likes of
farming and forestry
encourage their local authorities to make the
link with the marine environment through the
marine planning process and through their
development plans
engage with, assist with, assist in or lead the
establishment of a coastal forum/partnership
in their area
engage with the preparation of any marine
plan relevant to their coastline and, where
necessary, work jointly with other protected
landscapes where there are more than one in
a marine plan area

protected landscapes should ensure
that their management plans and the
make-up of their partnerships reflect
their association with the marine
environment and marine planning

workshop participants

The workshop was held at Losehill Hall, Castleton,
Derbyshire on 26 and 27 May, 2010.
The participants were:
Name

Organisation

John Beech

North York Moors
National Park

Phil Belden

South Downs Joint
Committee

Niall Benson

Durham Heritage Coast

Steve Brooker

Marine Management
Organisation

June Crossland

Cornwall AONB

Howard Davies

National Association for
AONBs

Phil Dyke

National Trust

Paula Freeland

New Forest National Park

Tony Flux

National Trust

Edward Holdaway

Europarc Atlantic Isles

Nick Johannsen

Kent Downs AONB

Ros Love

CEU Ltd (facilitator)

Jenny Ludman

National Trust

Sarah Manning

Natural England

Katherine Masser

Scarborough Borough
Council

Efan Milner

Anglesey AONB

Tom Munro

Dorset AONB

Mel Nicholls

Northumberland AONB

Helen Noble

Causeway Coast & Glens
Trust, Northern Ireland

Tim Russell

Quantock Hills AONB

Alec Taylor

Countryside Council for
Wales

Christine Tudor

Natural England

Tim Venes

Norfolk Coast AONB
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For further information, please contact
Phil Dyke, Chairman, Europarc Atlantic Isles Coast & Marine Working Group
Email phil.dyke@nationaltrust.org.uk or visit www.europarc-ai.org
© Europarc Atlantic Isles 2010
Photographs by Phil Dyke, Bill Scolding, North East Wildlife; and NTPL/Joe Cornish, Rod Edwards, Nick Meers,
John Millar, David Noton, Ben Selway, Paul Wakefield.
Designed by Serpentine Design Printed on 100% recycled paper by St Austell Printing Co Ltd
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a manifesto for coasts and seascapes

the background
n

The coastal landscapes and seascapes of the UK are some of the most
varied and interesting in the world. They hold a strong sway in the
popular imagination of our seafaring nation and are a key component
of our national heritage. Some seascapes are of note for their

the manifesto
The organisations promoting this manifesto call on the UK Government,
the devolved administrations, marine planning authorities, national agencies

outstanding natural features, others for their culture and history, but

and coastal local authorities to ensure that their policies for delivering
a sustainable future for the coastal and marine environment embrace coasts

more often it is a mix of the two. They are more than just a view.

and seascapes and the role that protected landscapes and seascapes can
play in this process. To do so, they should recognise:

n

recognise that:

coastal protected landscapes are a key tool for managing
coasts and seascapes
6. by promoting them as a nationally important component of the
seascape

People care strongly about our coasts and seascapes. Access to them
is important to our health and well-being and they make a fundamental

the importance of coastal landscapes and seascapes

contribution to the economy and culture of our coastal communities.
The character and qualities of coastal landscapes and seascapes need
to be positively managed if they are to be maintained for the benefit of
current and future generations.
n

Furthermore, the Government, agencies and authorities should also

The national importance of coastal land is recognised through the
designation of protected landscapes. They derive many of their
special qualities from their association with the marine environment.
However, there is no means of recognising through designation the
national importance of this association in spatial terms*, nor of
recognising the national importance of particular seascapes.

1. by adopting the following definition of a seascape derived from
the European Landscape Convention definition of landscape:

7. by ensuring that the protection and enjoyment of their special
qualities, as set out in their management plans, are a key
consideration in any marine plan or partnership embracing the
coast or surrounding sea

‘an area, as perceived by people, of sea, coastline and land whose
character results from actions and interactions of land with sea by
natural and/or human factors’

8. by enhancing the role that coastal protected landscapes can play

2. by promoting seascapes as a key resource in the marine environment

joint approaches to management with stakeholders who have

and as a framework to underpin a sustainable approach to its

in integrating land and sea through the extension of the scope of
their management plans and partnerships and the development of
interests in adjacent marine protected areas.

planning and management
3. by identifying the character and distinctiveness of coasts and

n

Our coastal landscapes and seascapes are under considerable pressure,
from both human activities – such as conventional and renewable
energy, port development, recreation and tourism – and from changes
in the natural world associated with sea-level rise leading to increased

n

4. by developing and deploying the established principles of landscape

coastal flooding and erosion.

characterisation and Landscape and Visual Impact Assessment in the
marine environment as an essential building block of marine

The introduction of the new UK marine planning system provides a

planning

unique opportunity to address the future of our seascapes and coastal
protected landscapes in an integrated fashion – enabling recognition to
be given to the importance of treating land and sea as a continuum.
n

seascapes and the means by which they should be conserved
through the marine planning process

Protected landscapes are in a good position to optimise the links
between the land and sea as a result of the integrative approach to
their management plans and the way in which they bring stakeholders
together in partnership as a matter of course.

* The National Parks (Scotland) Act 2000 enables combined coastal and marine national parks
to be designated

5. by identifying areas of seascape which, by virtue of their
outstanding aesthetic, ecological and/or cultural qualities, are of
national importance and the means by which they should be
conserved through the marine planning process.

a seascape is
‘an area, as
perceived by
people, of sea,
coastline and land
whose character
results from actions
and interactions
of land with sea
by natural and/or
human factors’

the UK’s protected landscapes

this manifesto is promoted by

a manifesto for coasts
and seascapes

The majority of UK’s protected landscapes have a coastline – 9 out of 15
National Parks, 25 out of 46 AONBs and 27 out of 40 NSAs in Scotland.
These protected landscapes have a marine dimension and are part of the
seascape even though the marine environment below mean low water
mark (MLW) is not included in the designation.

for further information
Please contact:
Phil Dyke, Chairman,
National Parks and the Broads
Area of Outstanding Natural Beauty

Europarc Atlantic Isles Coast & Marine Working Group
Email phil.dyke@nationaltrust.org.uk or visit www.europarc-ai.org

National Scenic Areas in Scotland
Heritage Coast
© Europarc Atlantic Isles 2011
Photographs by Phil Dyke and NTPL/Joe Cornish, David Noton.
Designed by Serpentine Design Printed on 100% recycled paper by St Austell Printing Co Ltd
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Draft Spatial Strategy – Strategy 1 and 2
We 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
We support 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, we 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 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 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
1
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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. We 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
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
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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 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.
We 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
We consider that there are a range of reasons why the Council cannot rely upon
Cranbrook to deliver the 6,000 homes envisaged.
1.

Delivery of This Level of Housing Would Require an Extremely High Level
of Completions
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
3

New East Devon Local Plan 2006 to 2026 Consultation
Representations Made By Bell Cornwell LLP
January 2012

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 we 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 suggest that the completion rate at
Cranbrook will be restrained and therefore highly 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 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 fall far short of the level needed to secure delivery of the 6,000 homes
over the Plan period.
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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
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.
The reliance on such a high level of delivery from Cranbrook is in, our 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
5
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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
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, we consider that the current approach proposed in
the Local Plan is over-reliant on Cranbrook coming forward. We 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
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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, we 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 view
that the current approach in the 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 over-reliance 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 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.
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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.
Suggested Amendments to Draft Strategies 1 and 2
As a result of the issues set out above, in our 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. A lower level of provision than 5,000 homes may be needed in order to
adequately address the deliverability issues highlighted above.

3.

Identify other appropriate locations for housing development, especially within 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.
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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
We OBJECT to this policy.
Given our 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 we consider to be a more appropriate level at that site.
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