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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
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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
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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
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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.

7

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

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.

8

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

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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1. Introduction
1.1

These Representations are submitted by Jones Lang LaSalle (JLL) on behalf of F&C REIT Asset Management
c/o Friends Provident, as the owners of the land at Winslade Park, Clyst St Mary. Jones Lang LaSalle is
instructed to promote land at Winslade Park through the Local Development Framework (LDF) in order to
promote the future development potential of the site.

1.2

These representations are in response to the Councils Draft Consultation Plan for East Devon, issued in
December 2011. There is now an opportunity to make representations on the document and this consultation
period runs until 31/01/12.
Key issues

1.3

The key issues raised in these representations are:
• Lack of evidence to justify the low growth level attributed to Clyst St Mary in the development approach;
• Lack of revision to the settlement boundary at Clyst St Mary;
• Lack of flexibility across the document, with specific regard to the settlement hierarchy classification and
development levels;
• The lack of recognition of Winslade Park as a unique development site/opportunity.
• There is no mention in the Local Plan about any additional employment allocations within or in proximity to
Clyst St Mary.
Background and Context

1.4

Winslade Park comprises the regional headquarters of Friends Provident, which currently employs around 800
people in Winslade House and Brook House, together with the separate Clyst House, which is occupied by
DEFRA as tenants. The site in total currently employs around 1500 people.

1.5

The site is strategically well located close to the A3052/M5 corridor.

1.6

The site includes a large playing field complex (which is used in part by the local community) and over 600 car
parking spaces. It has its own dedicated access from Exmouth Road.

1.7

Winslade Park comprises the regional headquarters of Friends Provident, which operates from Winslade House
and Brook House, together with the separate Clyst House, which is occupied by DEFRA as tenants.

1.8

Whilst at this stage Friends Provident continues to occupy much of Winslade Park site and, their tenants DEFRA
continue to occupy Clyst House, Friends Provident is undertaking a strategic review of their Estate across the UK.
That review may lead to consolidation of Friends Provident across the UK into a smaller number of offices leading
to the phased reduction in staffing at Clyst St Mary and the potential eventually for it to be vacated if operations
are instead focussed on other UK locations. In any event, there remains a significant amount of surplus land at
Winslade Park which could be developed for alternative uses.

1.9

During the lifetime of the Core Strategy of the LDF therefore, there is a strong likelihood that Winslade Park will
become available for redevelopment, in whole, or in part.

1.10 This is reflected in the representations which were made in November 2010 to the Preferred Options Core
Strategy consultation.
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2. Settlement Hierarchy and Development Levels
2.1

Clyst St Mary has been designated as a hub settlement in the previous emerging Core Strategy and now in the
Draft Consultation Plan for East Devon which is strongly supported; however it is considered that the growth
levels indicated at Clyst St Mary do not reflect this status and potential.

2.2

It is proposed in the Draft Consultation Plan for East Devon that East Devon's West End will accommodate the
majority of new residential development (around 50% of new homes). Development in smaller towns, villages and
rural areas (within which Clyst St Mary is designated) will be accommodating only around 10% of new homes. It
is considered that this percentage is at a much lower level than required.

2.3

The Draft Consultation Plan for East Devon focuses the majority of development in East Devon's West End with
minimal growth planned for the towns of East Devon. Draft Strategy 2 does state that in the smaller Towns and
Villages (within which Clyst St Mary is designated as a hub village) there will be a figure of 770 dwellings to be
allocated across all settlements, after further work on smaller site identification; however there is little detail on
this in the document. It is considered that Winslade Park should be considered within this further stage of work,
on the basis that it offers a prime brownfield, sustainable opportunity.

2.4

Draft Strategy 22 (Development at the Small Towns and villages with Built-up Area Boundaries) states that Clyst
St Mary can only accommodate up to 90 new dwellings within the plan period. It is considered that Clyst St
Mary’s close proximity to the M5/A3052 corridor and the proximity to the eastern edge of Exeter and the West
End, mean that this ‘hub’ settlement could accommodate substantially more growth than currently allocated.

2.5

With regards to role and function it is considered imperative that there should not be an overly simplistic
emphasis on facilities at the expense of consideration of other, equally, if not more important, issues such as
infrastructure, availability, flood, drainage, telecoms and energy, among others. Clearly, housing requirements
need to be established according to evidence on demographics, household formation, migration trends and
economic potential, taking account of the functional links beyond LPA boundaries.

2.6

In this regard, Winslade Park performs well, as outlined in the SHLAA representations which have been
submitted to the Council.
Proposed Changes:
• JLL support the inclusion of a policy which sets out a ‘total’ housing figure for each hierarchy sector, within
which, development can be divided between the villages on a settlement by settlement basis, judged on the
settlements individual merits.
• However, the District Council must commission further work on the settlement capacity matter of urgency and
there should not be a greater weight attached to a range of sustainability concerns, for example to social and
economic factors. This may involve the commission of supplementary work on evidence base to provide
further strategic information on the role and function of settlements and on landscape sensitivity and capacity
for growth.
• As a result further flexibility should be built into the policies concerning development levels. This is in line with
policy guidance which supports rural growth and sustainability.
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3. Settlement Boundary Revisions
3.1

The land at Clyst St Mary offers an unique development opportunity. The site is deliverable through the SHLAA
process (please see SHLAA submission), and it is clear from previous SHLAA assessments that Clyst St Mary
can accommodate a higher level of additional growth than the Draft Consultation Plan attributes to the settlement.

3.2

A published report the Government by Matthew Taylor MP entitled Living Working Countryside (July 2008) makes
references to the previous policy approach of protecting villages from development and the unfortunate and
unintended consequences of this policy approach; the loss of services and facilities; increasing affordability
problems etc. Chapter 3, paragraph 1 refers to an overly narrow interpretation of policies designed to protect the
countryside which mistakenly brands small settlements as unsustainable.

3.3

One of the housing challenges facing villages is identified as restrictive planning regimes and shortfall of planned
provision of new homes creating an especially constrained supply of both market and affordable homes.
Paragraph 38 states that as local planning authorities prepare their Core Strategies and Development Plan
Documents they should be considering sites in and around villages where appropriate reflecting local needs and
the importance of maintaining and improving environmental, economic and social sustainability.

3.4

Winslade Park remains “outside” the settlement but represents the strongest opportunity for further growth at
Clyst St Mary. The Local Plan states that beyond ‘Built-up Area Boundaries’ development will be permitted where
they have a range of facilities; and in these locations development of mixed use development of market and
affordable housing may be permissible. It is considered that Winslade Park fulfils these criteria, offering a unique
and exceptional opportunity which must be considered further by the Council.

3.5

JLL (formerly King Sturge) made representations at Issues and Options stage which suggested that due to the
unique nature of Winslade Park, it should also be recognised as a ‘Major Mixed Use Redevelopment Opportunity
Site’, either individually or as part of a strategy of identifying a series of opportunity sites along the A3052 corridor
– this approach is still considered to be preferable to allow flexibility in the Development Plan Documents.
Proposed Changes:
It is considered that the Clyst St Mary settlement boundary should be revised to include Winslade Park,
or the parts of Winslade Park which are considered suitable for further development. If the boundary of
the settlement was revised to include all or part of Winslade Park it is considered that the site could come
forward within a reasonable timeframe to deliver the required development land for Clyst St Mary;
providing much needed affordable dwellings and community services as well as open market dwellings.
In recognition of the need for rural development, and the timescales for the Site Allocations DPD,
inclusion of an interim or permanent policy within the Preferred Approach which recognises the unique
nature of Winslade Park as a ‘Major Mixed Use Redevelopment Opportunity Site’, either individually or as
part of a strategy of identifying a series of opportunity sites along the A3052 corridor is supported.

4. Rural Sustainability
4.1

The rural development agenda and the emerging localism agenda both support local decision making and
promoting development in rural areas. Rural sustainability must therefore be an important element when
considering future development levels and their location. In many cases, ruling out development in rural areas
can limit the potential for enhancing the sustainability of many smaller communities, and the real needs of the
people who live and work there. As such, the Councils vision to spread development amongst the settlements in
the area and importantly, within smaller towns and villages is supported. Promoting greater self-containment and
stronger local communities is key to the success of the area and an important part of that is providing for
identified local needs.
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5.2

However, it is considered that the Council have taken to narrow a line on what development can contribute
towards sustainable rural settlements - and that there should be further recognition for types of development
which enhance and sustain these rural areas. Clyst St Mary has a vital role within the area, through the provision
of key local facilities such as the West of England Showground, the Crealy Adventure Park, the Cat and Fiddle
Training Ground for Exeter City FC, an industrial estate, Langdons Business Park and the major office
development at Winslade Park. There is also a primary school and various other amenities including several
pubs and local shops. It is considered that development which enhances a balanced community should be
supported in this sustainable location on the A3052 corridor.

5.3

There is no mention in the Local Plan about any additional employment allocations within or in proximity to Clyst
St Mary. The loss of employment uses is resisted under Draft Strategy 27 (Resisting Loss of Employment, Retail
and Community Uses). As stated above, whilst at this stage Friends Provident continues to occupy much of
Winslade Park site and, their tenants DEFRA continue to occupy Clyst House, Friends Provident is undertaking a
strategic review of their Estate across the UK. That review may lead to consolidation of Friends Provident across
the UK into a smaller number of offices leading to the phased reduction in staffing at Clyst St Mary and the
potential eventually for it to be vacated.
Proposed change:
It is considered that this intent should be recognised by EDDC and that the Council should ensure that
through the Plan for East Devon, a lack of flexibility within more rural settlements does not stifle growth
which could ensure the promotion of sustainable development.

5. Conclusions
5.1

The inclusion of Clyst St Mary as a hub settlement in the Draft Consultation Plan for East Devon is supported by
Friends Provident. However, it is considered that Winslade Park presents an opportunity for EDDC to provide
additional residential and/or mixed use development adjacent to Clyst St Mary which will support the function of
the town whilst making use of a strategically significant site which is located in a sustainable location through the
following:
• Alteration of the settlement boundary for Clyst St Mary to encompass all or part of Winslade Park to provide
additional residential / mixed use development to support the hub settlement status;
• Recognition of Winslade Park as a “major mixed use redevelopment site” which can accommodate future
development due to its strategic significance and locational advantages
• Recognition of the potential for provision of affordable dwellings and community services as well as open
market dwellings as part of any development.

5.2

Friends Provident urge EDDC to have regard to the significance of Winslade Park in the Draft Consultation Plan
for East Devon and would welcome the opportunity to discuss this Representations with Officers in due course.
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Representor 2062 - WYG on behalf of Persimmon Homes (SW) Ltd

The East Devon District Council Consultation New Local Plan
Draft Strategy 1, 2 and 21
Representations by WYG on behalf of Persimmon Homes (SW) Ltd
Land west of Woolbrook Road, Sidmouth
1.

INTRODUCTION

1.1

Persimmon Homes (SW) Ltd

These representations are submitted on behalf of Persimmon Homes (SW) Ltd to respond to the new East
Devon Local Plan, hereafter referred to as the New Local Plan.

Persimmon Homes have an interest in land at Woolbrook Road, Sidmouth. Planning Permission has
recently been granted for 100 dwellings on land to the north east of Woolbrook Road. As part of the latter
approval, land to the south west of Woolbrook Road was identified and transferred to Devon County
Council to provide a site for a park and change/ride facility. A site location plan and concept layout plan
for a park and ride facility is enclosed.

This representation seeks the allocation of land to the south west of Woolbrook Road for in
excess of 100 additional dwellings that could fully deliver and fund the park and
change/ride. Both sites to the north east and south west of Woolbrook Road were identified as
expansion options for Sidmouth in the 2009 LDF Issues and Options Report.

The site proposed for allocation is shown on the enclosed location plan, edged red. Persimmon Homes
control all of the land to the south west of Woolbrook Road and the site is considered to be available and
deliverable. In urban design and landscape terms that the site would infill the gap between the proposed
park and ride facility and the current built up form of the settlement. In this respect therefore the
proposed development would read as part of the existing townscape rather than an urban extension
protruding beyond the existing built up area of the town.

In preparing these representations, particular regard has been paid to national policy guidance in respect
of the intended role of Core Strategies 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, Persimmon Homes consider the current New Local Plan to be unsound, specifically in
respect of the lack of proposed housing provision in Sidmouth.

1.2

Tests of Soundness

At this stage in the preparation of the Allocations DPD 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 provides 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

The robustness and credibility of the Core Strategy is in part being tested through this consultation
process. It is noted at para 1.13 and Table 1 of the Core Strategy Report that the evidence gathering
stage is ongoing and will continue and recognises the need for all plans to be informed by evidence and
research. Table 1 lists a number of consultation events that have taken place and are proposed to take
place in the future.

We understand that the projected date for the Examination of the Core Strategy is 2012 and not 2011 as
stated in the report. The Core Strategy Report does not however describe the evidence base, such as the
SHLAA or sustainability appraisals that has been used to inform its proposals. In its current form the Core
Strategy Report is not therefore robustly justified.
www.wyg.com
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1.4

Effectiveness of proposals

The guidance set out in PPS12 makes clear that Core Strategies should be effective. This means:

•

Deliverable

•

Sound infrastructure delivery planning

•

Having no regulatory or national planning barriers to delivery

•

Delivery partners who are signed up to it

•

Coherence with the strategies of neighbouring authorities

•

Flexible

•

Able to be monitored

In preparing these representations, we have focused on the issues of delivery and flexibility – key
requirements in testing the effectiveness of the New Local Plan.
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2.0

DRAFT STRATEGY 1 – SPATIAL STRATEGY

This strategy proposes a total of ‘around 15,000’ new homes for East Devon over the plan period. My
client considers that this total falls well below the number of homes required to meet the projected need.
The Roger Tym (RTP) Housing Study (Dec 2011) uses the DCLG 2008 household data to forecast the
additional housing that will be required in East Devon over a 20 year period to 2031. The base data is
currently the most up to date government projections available and thus the most reliable upon which to
base the proposed housing requirements in Strategy 1. The Study forecasts an additional 16,400
households in East Devon over a 20 year period and taking into account a 3% vacancy rate, it forecasts a
total housing requirement of 16,892. However, East Devon is currently proposing 15,000 new homes.
While it is accepted that this figure is not necessarily fixed, it remains nearly 2,000 homes short of what
will be needed. My client would therefore support an increase in the total number of new homes required
from around 15,000 to around 17,000, to reflect the evidence of need.

The second part of Draft Strategy 1 sets the spatial vision and distribution for new housing and
employment in the District. The strategy proposes 50% of housing allocations in the West End, 40% in
the 7 main towns (including Sidmouth) and 10 % in the smaller towns. This spatial strategy is supported.

These representations primarily relate to Sidmouth, which is the second largest settlement in the District
with a population of 14,100 people1 and is described in the adopted local plan as an Area Centre.
Sidmouth is therefore one of the main towns where 40% of new homes should be located.

In respect of the 7 main towns, Draft Strategy 1 states that:The seven main towns of East Devon will

form focal points for development to serve their own needs and the needs of surrounding rural areas.
They will accommodate around 40 % of new homes built in East Devon. This requirement is supported.

Conclusion 1 – The quantum of housing proposed does not meet projected need for housing
identified in the Local Plan evidence base and should be increased to 17,000 new homes.
Whilst the spatial distribution of housing is supported, overall, Draft Strategy 1 is not
justified in PPS12 terms and is not considered sound.

1

LDF Issues & Options Report 2009
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3.0

DRAFT STRATEGY 2 – SCALE AND DISTRIBUTION OF DEVELOPMENT

Draft strategy 2 proposes a net total of 2,590 new homes within the 7 main towns through strategic
allocations proposed in the New Local Plan and a residual amount to be allocated at a later stage in a
smaller sites allocation document.

Draft Strategy 2 only proposes 150 new homes at a later stage despite Sidmouth being the second largest
settlement in the District. This represents only 5.8% of the housing proposed in the 7 main towns, which
clearly does not meet the aim of Draft Strategy 1 to “form focal points for development to serve their own

needs and the needs of surrounding rural areas”.

Such a meager proportion of new housing is likely to undermine the natural growth of Sidmouth at a time
when there is a current housing shortage in East Devon. Most if not all affordable housing will be provided
through residential planning applications. Assuming that 40% of the 150 homes proposed in the new local
plan are affordable (a higher % is likely to be unviable) this equates to only 60 affordable homes over the
next 20 years in Sidmouth. By contrast, using the same analogy, Axminster and Exmouth will be provided
with 260 and 276 affordable homes respectively. The level of housing and consequently affordable
housing proposed at Sidmouth is not commensurate with the size of the settlement or its housing needs
over the next 20 years.

Following on from Conclusion 1 of this representation, the overall housing requirement of 15,000
dwellings does not meet the need identified in the Local plan evidence base. If the overall housing
requirement was increased to provide 17,000 homes to meet the identified need and 40% of this
distributed to the 7 main towns, the requirement would increase by an additional 800 new homes. The
residual housing requirement for the 7 main towns should therefore be increased to 3,390 dwellings
(2,590 + 800).

Conclusion 2 – The amount of housing proposed at Sidmouth is grossly low compared to its
function and size that is likely to undermine the town’s natural growth, the provision of
housing and affordable housing. The residual housing requirement for the 7 main towns
should be increased by 800 dwellings.

www.wyg.com
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4.0

DRAFT STRATEGY 21 - SIDMOUTH

The sustainability appraisal and evidence described in the inset box below paragraph 14.2 states that:

New building on greenfield sites adjoining Sidmouth could assist the viability of the town and
increase leisure and decent home provision, but this could be at a cost to the surrounding
environment (landscape, biodiversity and air/soil/water quality). Brownfield development could be
supportive of community services and sustainable transport, in addition to having flood risk and
town viability benefits (Sustainability Assessment 2010).

The environmental constraints relate to concerns in respect of landscape, biodiversity and air/soil/water
quality impact. Whilst these concerns may be applicable to other parts of Sidmouth, Persimmon has
undertaken a number of detailed assessments of the site, including a Landscape and Visual Impact
Assessment and a number of ecological surveys. These assessments have concluded that the site to the
south west of Woolbrook Road could be developed without detrimental cost to the environment. Land to
the north east of Woolbrook received approval for 100 homes that is currently being developed by
Persimmon, which has not caused detrimental environmental effects. The development of land to the
south west of Woolbrook road, opposite the development site under construction would round off this
part of the settlement and have no further adverse effects on the environment.

The enclosed concept layout plan demonstrates that in urban design and landscape terms that the site
would infill the gap between the proposed park and ride facility and the current built up edge of the
settlement. In this respect therefore the proposed development would read as part of the existing
townscape rather than an urban extension protruding beyond the existing built up area and visual
envelope of the town. In the case of this site the proposed allocation would assist the viability of the town
without the perceived cost to the environment.

A particular infrastructure requirement of Draft Strategy 21 is the provision of a park and ride facility. The
term ‘park and change’ is preferred as this indicated that the area can be used for more than just bus
journeys. The area could be used for car sharing parking or somewhere to park and cycle.

The approved development at land to the north east of Woolbrook Road has provided the site for a park
and change. An allocation of housing to the south west of Woolbrook Road would assist in the delivery of
www.wyg.com
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the park and ride that is unlikely to be achievable through piecemeal applications for just 150 dwellings
over a 20 year period. Persimmon Homes will however be able to fund and deliver the park and ride
through the allocation of land to the south west of Woolbrook Road.

The given reason for rejecting larger scale development in Sidmouth is that “the town is very constrained

by sensitive environmental designations, particularly Area of Outstanding Natural Beauty designations,
constraining development potential”. The development of land to the south west of Woolbrook road would
not conflict with sensitive environmental designations such as the AONB.

Following on from Conclusion 2 of this representation, an increase of 800 dwellings in the 7 main towns
would justify an allocation in excess of 100 dwellings and a park and change facility at land south west of
Woolbrook.

It is widely documented that East Devon does not have a 5 year supply of housing. Under the heading
‘Delivering a flexible supply of land for housing’, paragraph 52 of PPS3 states that “The Government’s
objective is to ensure that the planning system delivers a flexible responsive supply of land”. Flexibility is
thus at the heart of national policy on housing, as set out in PPS3, as is the need to identify and bring
forward sites that are deliverable and developable. Draft Strategy 21 is therefore inflexible as despite not
being able to demonstrate a 5 year supply of housing East Devon proposes no significant allocations for
its second largest settlement.

Conclusion 3 – The proposed low housing provision for Sidmouth is unjustified and inflexible
and needlessly prevents further housing developments required to achieve the delivery of
identified infrastructure requirements. Draft Strategy 21 is therefore unsound. To address
these concerns land to the south west of Woolbrook Road should be allocated for in excess of
100 homes including the delivery of a park and change facility for the town.
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5.0

CONCLUSIONS

The New Local Plan in its current form is considered unsound. The conclusions drawn from this
representation are summarised below with proposed changes to make the New Local Plan comply with
the requirements of PPS12.

Conclusion 1 – The quantum of housing proposed does not meet projected need for housing
identified in the Local Plan evidence base and should be increased to 17,000 new homes.
Whilst the spatial distribution of housing is supported, overall, Draft Strategy 1 is not
justified in PPS12 terms and is not considered sound.

Conclusion 2 – The amount of housing proposed at Sidmouth is grossly low compared to its
function and size that is likely to undermine the town’s natural growth, the provision of
housing and affordable housing. The residual housing requirement for the 7 main towns
should be increased by 800 dwellings.

Conclusion 3 – The proposed low housing provision for Sidmouth is unjustified and inflexible
and needlessly prevents further housing developments required to achieve the delivery of
identified infrastructure requirements. Draft Strategy 21 is therefore unsound. To address
these concerns land to the south west of Woolbrook Road should be allocated for in excess of
100 homes including the delivery of a park and change facility for the town.
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The East Devon District Council Consultation New Local Plan
Draft Strategy 1, 2 and 21
Representations by WYG on behalf of Persimmon Homes (SW) Ltd
Land west of Woolbrook Road, Sidmouth
1.

INTRODUCTION

1.1

Persimmon Homes (SW) Ltd

These representations are submitted on behalf of Persimmon Homes (SW) Ltd to respond to the new East
Devon Local Plan, hereafter referred to as the New Local Plan.

Persimmon Homes have an interest in land at Woolbrook Road, Sidmouth. Planning Permission has
recently been granted for 100 dwellings on land to the north east of Woolbrook Road. As part of the latter
approval, land to the south west of Woolbrook Road was identified and transferred to Devon County
Council to provide a site for a park and change/ride facility. A site location plan and concept layout plan
for a park and ride facility is enclosed.

This representation seeks the allocation of land to the south west of Woolbrook Road for in
excess of 100 additional dwellings that could fully deliver and fund the park and
change/ride. Both sites to the north east and south west of Woolbrook Road were identified as
expansion options for Sidmouth in the 2009 LDF Issues and Options Report.

The site proposed for allocation is shown on the enclosed location plan, edged red. Persimmon Homes
control all of the land to the south west of Woolbrook Road and the site is considered to be available and
deliverable. In urban design and landscape terms that the site would infill the gap between the proposed
park and ride facility and the current built up form of the settlement. In this respect therefore the
proposed development would read as part of the existing townscape rather than an urban extension
protruding beyond the existing built up area of the town.

In preparing these representations, particular regard has been paid to national policy guidance in respect
of the intended role of Core Strategies 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, Persimmon Homes consider the current New Local Plan to be unsound, specifically in
respect of the lack of proposed housing provision in Sidmouth.

1.2

Tests of Soundness

At this stage in the preparation of the Allocations DPD 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 provides 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

The robustness and credibility of the Core Strategy is in part being tested through this consultation
process. It is noted at para 1.13 and Table 1 of the Core Strategy Report that the evidence gathering
stage is ongoing and will continue and recognises the need for all plans to be informed by evidence and
research. Table 1 lists a number of consultation events that have taken place and are proposed to take
place in the future.

We understand that the projected date for the Examination of the Core Strategy is 2012 and not 2011 as
stated in the report. The Core Strategy Report does not however describe the evidence base, such as the
SHLAA or sustainability appraisals that has been used to inform its proposals. In its current form the Core
Strategy Report is not therefore robustly justified.
www.wyg.com
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1.4

Effectiveness of proposals

The guidance set out in PPS12 makes clear that Core Strategies should be effective. This means:

•

Deliverable

•

Sound infrastructure delivery planning

•

Having no regulatory or national planning barriers to delivery

•

Delivery partners who are signed up to it

•

Coherence with the strategies of neighbouring authorities

•

Flexible

•

Able to be monitored

In preparing these representations, we have focused on the issues of delivery and flexibility – key
requirements in testing the effectiveness of the New Local Plan.
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2.0

DRAFT STRATEGY 1 – SPATIAL STRATEGY

This strategy proposes a total of ‘around 15,000’ new homes for East Devon over the plan period. My
client considers that this total falls well below the number of homes required to meet the projected need.
The Roger Tym (RTP) Housing Study (Dec 2011) uses the DCLG 2008 household data to forecast the
additional housing that will be required in East Devon over a 20 year period to 2031. The base data is
currently the most up to date government projections available and thus the most reliable upon which to
base the proposed housing requirements in Strategy 1. The Study forecasts an additional 16,400
households in East Devon over a 20 year period and taking into account a 3% vacancy rate, it forecasts a
total housing requirement of 16,892. However, East Devon is currently proposing 15,000 new homes.
While it is accepted that this figure is not necessarily fixed, it remains nearly 2,000 homes short of what
will be needed. My client would therefore support an increase in the total number of new homes required
from around 15,000 to around 17,000, to reflect the evidence of need.

The second part of Draft Strategy 1 sets the spatial vision and distribution for new housing and
employment in the District. The strategy proposes 50% of housing allocations in the West End, 40% in
the 7 main towns (including Sidmouth) and 10 % in the smaller towns. This spatial strategy is supported.

These representations primarily relate to Sidmouth, which is the second largest settlement in the District
with a population of 14,100 people1 and is described in the adopted local plan as an Area Centre.
Sidmouth is therefore one of the main towns where 40% of new homes should be located.

In respect of the 7 main towns, Draft Strategy 1 states that:The seven main towns of East Devon will

form focal points for development to serve their own needs and the needs of surrounding rural areas.
They will accommodate around 40 % of new homes built in East Devon. This requirement is supported.

Conclusion 1 – The quantum of housing proposed does not meet projected need for housing
identified in the Local Plan evidence base and should be increased to 17,000 new homes.
Whilst the spatial distribution of housing is supported, overall, Draft Strategy 1 is not
justified in PPS12 terms and is not considered sound.

1

LDF Issues & Options Report 2009
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3.0

DRAFT STRATEGY 2 – SCALE AND DISTRIBUTION OF DEVELOPMENT

Draft strategy 2 proposes a net total of 2,590 new homes within the 7 main towns through strategic
allocations proposed in the New Local Plan and a residual amount to be allocated at a later stage in a
smaller sites allocation document.

Draft Strategy 2 only proposes 150 new homes at a later stage despite Sidmouth being the second largest
settlement in the District. This represents only 5.8% of the housing proposed in the 7 main towns, which
clearly does not meet the aim of Draft Strategy 1 to “form focal points for development to serve their own

needs and the needs of surrounding rural areas”.

Such a meager proportion of new housing is likely to undermine the natural growth of Sidmouth at a time
when there is a current housing shortage in East Devon. Most if not all affordable housing will be provided
through residential planning applications. Assuming that 40% of the 150 homes proposed in the new local
plan are affordable (a higher % is likely to be unviable) this equates to only 60 affordable homes over the
next 20 years in Sidmouth. By contrast, using the same analogy, Axminster and Exmouth will be provided
with 260 and 276 affordable homes respectively. The level of housing and consequently affordable
housing proposed at Sidmouth is not commensurate with the size of the settlement or its housing needs
over the next 20 years.

Following on from Conclusion 1 of this representation, the overall housing requirement of 15,000
dwellings does not meet the need identified in the Local plan evidence base. If the overall housing
requirement was increased to provide 17,000 homes to meet the identified need and 40% of this
distributed to the 7 main towns, the requirement would increase by an additional 800 new homes. The
residual housing requirement for the 7 main towns should therefore be increased to 3,390 dwellings
(2,590 + 800).

Conclusion 2 – The amount of housing proposed at Sidmouth is grossly low compared to its
function and size that is likely to undermine the town’s natural growth, the provision of
housing and affordable housing. The residual housing requirement for the 7 main towns
should be increased by 800 dwellings.
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4.0

DRAFT STRATEGY 21 - SIDMOUTH

The sustainability appraisal and evidence described in the inset box below paragraph 14.2 states that:

New building on greenfield sites adjoining Sidmouth could assist the viability of the town and
increase leisure and decent home provision, but this could be at a cost to the surrounding
environment (landscape, biodiversity and air/soil/water quality). Brownfield development could be
supportive of community services and sustainable transport, in addition to having flood risk and
town viability benefits (Sustainability Assessment 2010).

The environmental constraints relate to concerns in respect of landscape, biodiversity and air/soil/water
quality impact. Whilst these concerns may be applicable to other parts of Sidmouth, Persimmon has
undertaken a number of detailed assessments of the site, including a Landscape and Visual Impact
Assessment and a number of ecological surveys. These assessments have concluded that the site to the
south west of Woolbrook Road could be developed without detrimental cost to the environment. Land to
the north east of Woolbrook received approval for 100 homes that is currently being developed by
Persimmon, which has not caused detrimental environmental effects. The development of land to the
south west of Woolbrook road, opposite the development site under construction would round off this
part of the settlement and have no further adverse effects on the environment.

The enclosed concept layout plan demonstrates that in urban design and landscape terms that the site
would infill the gap between the proposed park and ride facility and the current built up edge of the
settlement. In this respect therefore the proposed development would read as part of the existing
townscape rather than an urban extension protruding beyond the existing built up area and visual
envelope of the town. In the case of this site the proposed allocation would assist the viability of the town
without the perceived cost to the environment.

A particular infrastructure requirement of Draft Strategy 21 is the provision of a park and ride facility. The
term ‘park and change’ is preferred as this indicated that the area can be used for more than just bus
journeys. The area could be used for car sharing parking or somewhere to park and cycle.

The approved development at land to the north east of Woolbrook Road has provided the site for a park
and change. An allocation of housing to the south west of Woolbrook Road would assist in the delivery of
www.wyg.com
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the park and ride that is unlikely to be achievable through piecemeal applications for just 150 dwellings
over a 20 year period. Persimmon Homes will however be able to fund and deliver the park and ride
through the allocation of land to the south west of Woolbrook Road.

The given reason for rejecting larger scale development in Sidmouth is that “the town is very constrained

by sensitive environmental designations, particularly Area of Outstanding Natural Beauty designations,
constraining development potential”. The development of land to the south west of Woolbrook road would
not conflict with sensitive environmental designations such as the AONB.

Following on from Conclusion 2 of this representation, an increase of 800 dwellings in the 7 main towns
would justify an allocation in excess of 100 dwellings and a park and change facility at land south west of
Woolbrook.

It is widely documented that East Devon does not have a 5 year supply of housing. Under the heading
‘Delivering a flexible supply of land for housing’, paragraph 52 of PPS3 states that “The Government’s
objective is to ensure that the planning system delivers a flexible responsive supply of land”. Flexibility is
thus at the heart of national policy on housing, as set out in PPS3, as is the need to identify and bring
forward sites that are deliverable and developable. Draft Strategy 21 is therefore inflexible as despite not
being able to demonstrate a 5 year supply of housing East Devon proposes no significant allocations for
its second largest settlement.

Conclusion 3 – The proposed low housing provision for Sidmouth is unjustified and inflexible
and needlessly prevents further housing developments required to achieve the delivery of
identified infrastructure requirements. Draft Strategy 21 is therefore unsound. To address
these concerns land to the south west of Woolbrook Road should be allocated for in excess of
100 homes including the delivery of a park and change facility for the town.
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5.0

CONCLUSIONS

The New Local Plan in its current form is considered unsound. The conclusions drawn from this
representation are summarised below with proposed changes to make the New Local Plan comply with
the requirements of PPS12.

Conclusion 1 – The quantum of housing proposed does not meet projected need for housing
identified in the Local Plan evidence base and should be increased to 17,000 new homes.
Whilst the spatial distribution of housing is supported, overall, Draft Strategy 1 is not
justified in PPS12 terms and is not considered sound.

Conclusion 2 – The amount of housing proposed at Sidmouth is grossly low compared to its
function and size that is likely to undermine the town’s natural growth, the provision of
housing and affordable housing. The residual housing requirement for the 7 main towns
should be increased by 800 dwellings.

Conclusion 3 – The proposed low housing provision for Sidmouth is unjustified and inflexible
and needlessly prevents further housing developments required to achieve the delivery of
identified infrastructure requirements. Draft Strategy 21 is therefore unsound. To address
these concerns land to the south west of Woolbrook Road should be allocated for in excess of
100 homes including the delivery of a park and change facility for the town.
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Representor 2070 - Boyer Planning on behalf of Persimmon Homes (South West) Ltd

Representor 2090 - Mobile Operators Association

Representor 3005 - Exmouth Budleigh Health Locality Commissioning Group

Response to EDDC LDP Consultation from WEB Ref: 3005 to Ross Sutherland
Thank you for your email dated 1st December, inviting comments on the Draft Consultation Plan for
East Devon.
Your invitation asks me to take this opportunity to influence the policies that will shape future
developments in East Devon. In response I have read with interest your 2006-2026 East Devon Local
Plan in its totality.
Further to this I would like to draw your attention to a few points and ask that these considerations
be taken into account.
Section 2: Pen Portrait. Page 15
Quote “There are more deaths than births in the district with population increasing due to inward
migration; most noticeably 60-65+ age groups, with Seaton, Sidmouth, Budleigh Salterton and
Exmouth with high elderly population numbers.”
Response: You acknowledge the increasing population and refer to the 60+ age group prevalence
with regard to Exmouth and Budleigh Salterton, however, you make no mention of how these
increased demands will be supported by health and social care and how you plan to build this into
your strategy.
Question: How to you plan to work with local health and social care provider to ensure these
demands can be met in a sustainable way?

Section 3: Vision. Page 16
Quote “Focus on creating employment land, residential development, green space and sports space
– whilst safeguarding the rural country and coastal for the enjoyment of residents and visitors. The
Local Plan will keep East Devon as an outstanding place to live; a place where job creation is raising
average income and where homes will become more affordable. Affordable homes are a top priority
for this Council.”
Question: How to you plan to work with local health and social care providers and commissioners to
ensure that the population and environment are healthy? How will plans for strategic allocations
take this into account?

Section 3: Vision. Page 18
“Budleigh Salterton 100 new homes. Promotion of town as holiday destination”
“Exmouth 690 new homes, 20 hectares of employment land. Significant housing/affordable housing
development. Further regeneration driven by new employment sites. Less commuting - more work
for Exmouth people in the town, more tourism jobs and further improvement to town centre.”
C:\WEB\WEB Management Team Meetings\WEB communications\EDDC LDP\Final Response to
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Question: We would welcome detailed discussion on how we can work together to plan for and
provide health and care services that are sustainable and fit for purpose into the future.

Section 3: Vision. Page 19
3.15 Quote “The East Devon Sustainable Community Plan – ‘Keeping Healthy and Independent”
Positive mental health (it is a fundamental requirement upon which other aspects of health and
social improvement rely).
Response: We agree with this statement in principle, however, how are the council proposing to link
with the limited and fragmented services for people with mental health problems from ages 18+
including older people’s mental health and dementia. Has the council explored in depth what is
currently available for this populous and projected this in line with the increasing elderly population?
3.16 Quote “One of the jobs of the planning system is to provide a clear picture to public, private
and voluntary bodies about proposals for future development. This will give other organisations the
opportunity to design their plans and proposals around the changes we plan. We, as a Council also
need to understand what other organisations are planning as we will want to tie our proposals into
schemes and proposals that they plan to bring forward”
Response: We are pleased that you state that you need to understand other organisations plan to
tie in your schemes and proposals, can we assume this means working closely with health and social
care providers and commissioners to determine the impact of future planning upon the current
infrastructure?

Section 4: Key Issues and Objectives. Page 20
4.1 Statement of key factors that influence EDDC policy making
Response: We note that there is no mention of health and social care provision in any of these
factors that you claim influence your policy making, do you have plans to rectify this?

Section 5: Policy Context and Public Engagement Pages 21 -24
5.2 Quote: Under the current Government there are very clear messages about local people making
local decisions about how and why their home places should change and therefore what
development should happen. In the way we work as a Council we need to be responsive to the views
of Parish Councils, local neighbourhoods and other local area bodies and organisations.
Response: This statement feels like there is some potential for partnership working in the future and
we look forward to close liaison to ensure timely influence of and contributions from health in
relevant policy developments.
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Section 6. Spatial Strategy Page 28- 37
6.2 Quote: ‘Development should be focused on areas that have the greatest amount of services’ –
the District’s main towns largely meet this criteria’. And… ‘The Sustainability Appraisal supports a
strategic approach to planned growth, to ensure that transport, open space, jobs and renewable
energy provision can all be co-ordinated with the building of new homes’
6.5 Quote: The council will aim to ensure that East Devon is an outstanding place to live in, work in
and enjoy, with social and community facilities and jobs, whilst remaining appealing places to live’
Response: We were pleased to read the aspirations about making East Devon a great place to live.
We would again welcome the opportunity to influence development taking into account the
importance of health and care infrastructures as determinants of planning, to meet population
expansion and predicted demographic change.
Page 37 Quote: Balanced communities: c) ‘Getting more age-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.’
Response: We were pleased to see acknowledgement of this issue and the proposals to address the
imbalance, with health care as core policy areas.

Section 7. Development of East Devon’ West End. Page 44 – 50
Response: Given the proposed scope of development and population growth, we were very
surprised to find that health provision was not mentioned until Page 50. There may be underlying
assumptions that health providers will meet growing demand, but we do need to work together to
make sure that the strategy development, policy implementation and ‘doing it’ involves leaders in
health and the people we care for at all levels. ,

Section 9. Budleigh Salterton. Page 70 – 72
Response: We were pleased to see such an explicit statement about the high proportion of elderly
residents in the town and the importance of medical and care facilities. We are keen to work
together to identify ways in which health and care can develop to meet increasing demand; achieve
a more balanced population and at the same time work within the constraints of development
within an Area of Outstanding Natural Beauty.
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Section 10. Exmouth – Pages 73 – 75
Quote: Page 76. 10.8 Promoting new recreational, health and educational facilities ’ A particular
emphasis will be attached to local area facility provision in the North of the town.” And ‘Seeking to
secure ‘care’ and ‘extra care’ housing provision in the town for the elderly’
Response: We noted with interest that Exmouth is considered mainly a dormitory town. Also that
there is potential ‘developable’ land for 861 homes, in addition to those with permission and yet to
be built. Clearly, the demands on health and social care are only going to expand and we are looking
forward to working together to embed health and care provision in the forward planning and
delivery of the Local Plan

C:\WEB\WEB Management Team Meetings\WEB communications\EDDC LDP\Final Response to
EDDC LDP Consultation from WEB.docx
4

Representor 3034 - Savills on behalf of Langdon Estates

7 February 2012
OUR REF: WIPL196549

East Devon District Council
Planning Policy Section
Knowle
Sidmouth
EX10 8HL
BY POST & EMAIL (localplan@eastdevon.gov.uk)

bc
Robert Lofthouse
E: rlofthouse@savills.com
DL: +44 (0) 1202 856909
F: +44 (0) 1202 856801
Wessex House
Priors Walk
East Borough
Wimborne BH21 1PB
T: +44 (0) 1202 856 800
savills.com

Dear Sirs
ON BEHALF OF LANGDON ESTATES
REPRESENTATIONS TO EAST DEVON DISTRICT COUNCIL
THE NEW EAST DEVON LOCAL PLAN 2006-26, CONSULTATION DRAFT DECEMBER 2011
On behalf of Langdon Estates, we are pleased to provide further representations as the Council prepares the
Local Plan. Apologies for the delay in these reaching you.
In particular, we would like to support the identification (in Draft Strategy 22) of ‘Development at the small
towns and villages with built up area boundaries’. The settlement of Clyst St Mary is identified as having
potential for some 90 new homes. We also note, with interest, the suggested strategy seeks to explore
opportunities for all types of development including delivering employment opportunities and that Draft
Strategy 26 ‘Future Job and Employment Land Provision’ also seeks to balance housing growth with
employment.
There are potential opportunities for new housing development related to existing industrial land at Clyst St
Mary and to address the delivery of residential and mixed use development in a manner which could meet
the objectives of the emerging Local Plan.
We would welcome the opportunity to work with the Council on the promotion of opportunities for
development at Clyst St Mary and hope that we can provide further input to other stages of Local Plan
preparation, as appropriate.
Yours faithfully

Robert Lofthouse
Savills
\\SAVUKDATA04\WimbornePlanning\JOBS\Langdon Estates\L070212EDDC.docx
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Representor 3046 - Mr M Nancekivell

The Advantages
To alleviate traffic congestion in centre of town.
To create a safe cycle route from the south of the town to Kings School and in the future the proposed
cycle route from Feniton.
No flooding problems as water directed straight into existing stream.
Traffic from south of Ottery would not be forced through town.
Would keep Ottery St Mary more compact.
Sewage lorries wouldn’t be a hazard turning in town to gain access to the sewage works entrance.
Development to south Factory car park and Otter view could be incorporated and given better access
instead of having entrance in the main street improving traffic flow.
Roundabout at St. Saviours bridge would improve traffic flow and reduce speed.
Tipton St. John is on the cards for a number of houses and this would cause extra traffic to and from that
area which has no option but travelling through the centre of Ottery.
Victoria Terrace becomes flooded as water can’t get into the water coarse and this could be sorted in the
works.
Development on the south of Ottery would have a lesser visual impact that to the west.
Lorries delivering to Shops in Mill Street would be able to get there easier and not have to navigate a very
acute turn in the Square endangering pedestrians.
An improved and safer Millennium Green access and parking.
Housing would be closer to town centre.
Better air quality in town due to less traffic and congestion.
Busses regularly come into the square from Hind Street and do a three point turn to be able to come back
down Mill Street, they could use this by-pass to come into the square and be facing the right direction
improving road safety. (Frequency of busses is due to be increased)
Just how does the ESSO fuel tanker (artic lorry) turn to come back down the Mill Street from Hind Street?
The development area would be A convenient and short distance to both the Primary and the Kings
schools and easy for children to walk / cycle.
These are most of the benefits which would improve the town by developing on the southern side of the
town incorporating the Inner by-pass.
By building on the western side of Ottery none of these improvements to Ottery could be made which
would be a greatly missed opportunity for Ottery St Mary Future.

Representor 3052 - Prockter Land LLP

PROCKTER LAND LLP
Address for correspondence and Registered Office:

GREENDALE COURT CLYST ST MARY EXETER EX5 1AW
Telephone: + 44(0)1395 233433

Fax: +44(0)1395 233270

SSP/MRP/PLL
31st January 2012
Planning Policy Section
East Devon District Council
Knowle
SIDMOUTH EX10 8HL

email localplan@eastdevon.gov.uk

Dear Sirs
REPRESENTATIONS TO EAST DEVON DISTRICT COUNCIL
THE NEW EAST DEVON LOCAL PLAN 2006 – 2026
I am writing specifically in relation to Chapter 12 – Ottery St Mary.
As you know we have made previous submissions to the Council in respect of the suitability of land to
the west of Ottery St Mary shown within and supported by the document entitled Island Farm, Barrack
Road, also referred to in paragraph 12.5 of the above document.
We therefore broadly welcome the Council’s preferred approach towards an allocation of the land to the
west of the town in preference to far less suitable alternatives to the north, east or south.
In the case of Ottery St Mary (unlike the position the Council adopted in respect of other settlements
elsewhere in the District) it seems the local opinion and the evidence are broadly consistent. The
quantum mix and scale of location of development to the west of the town is therefore to be supported.
In order to assist with the delivery of the strategic allocation careful consideration needs to be given to
the drafting of the policy and preparation of the accompanying proposals map. It is noted that the
allocation currently covers the existing Kings School campus as well as the existing Leisure Centre. As
we understand it there are no plans to relocate either of these in their entirety to elsewhere within the
allocated area. This would be entirely futile and therefore the brown shading should exclude these
existing developments.
Nevertheless we accept that the strategic allocation could provide for additional extended or improved
school facilities whether that is secondary and/or primary school and potentially additional recreational
and sports provision if required.
Prockter Land LLP controls the eastern section of the strategic allocation which will be promoted to be
brought forward early in the Plan Period. Given that the allocation covers at least three additional land
owners the policy needs to be carefully drafted to ensure that the precise requirements in terms of
infrastructure, community facilities, in particular education and sport, are properly defined and

identified on the Plan to be provided in the most suitable location within that area. I have marked on
the attached copy the areas which we would suggest would be best suited for such uses given the
topography and their geographical proximity to the existing school and leisure centre and juxtaposition
with the playing fields already owned by Devon County Council. Area A should be identified for the
expansion of The Kings School together with playing fields and the diversion of Cadhay Lane and Area
B identified for community buildings and Primary school (if required). Obviously these areas do not
cover land controlled by Prockter Land LLP however that is not to say that we do not expect to make a
reasonable and proportionate contribution to any such facilities which are properly justified and
required. It may be that this would be addressed by CIL in due course?
In relation to the provision of the suggested 3ha of additional employment land we have not seen the
evidence to support the requirement for this. There is existing allocated employment land which has not
been taken up at Finnimore Industrial Estate. This land should be indentified in the New Local Plan as
the employment site for Ottery St Mary if such land is shown to be required.
We would certainly not support the identification of employment land within the land controlled by
Prockter Land LLP given our anticipation as to how the Master Plan for the whole site is to develop and
the topographical and accessibility issues which would need to be considered alongside such an
allocation, even if it were to be justified. We would suggest that a smaller area of high quality
employment and perhaps other employment generating uses (such as care homes) would be more
appropriate if an additional requirement were justified by evidence.
Reference is also made to the additional 50 homes to be identified elsewhere in the town. There is no
evidence that the town is able to accommodate these homes so we would suggest the allocation is
increased to 400. In relation to the social and community facilities and the expansion or redevelopment
of the Kings School, further clarification is required in order to inform the emerging proposals map,
any viability appraisals and emerging CIL.
The issues of schools provision in this part of East Devon also needs to be thoroughly assessed. There
are obviously capacity issues at the Kings School as well as in the primary school in Ottery St Mary.
Given the importance and timing issues relating to the delivery of school infrastructure in particular, the
Plan is remarkably silent on this important issue. This part of the District will see significant growth
over the Plan Period and land for primary school provision, in particular, needs to be made in suitable
locations. It would appear that there is not sufficient justification for a new primary school at Ottery St
Mary (unless the housing numbers are raised very significantly) and therefore provision for expanded or
new schools elsewhere in the catchment or adjacent catchments should be provided for on land that is
known to be available and deliverable.
There is such a site at Feniton, the development of which for school expansion would with some minor
readjustments of catchment areas in this area, relieve pressure on other surrounding schools.
There is also a need for care facilities and accommodation for the elderly. There may well be some
scope for incorporating such a use within the strategic allocation to the west of the town.
We have instructed our Planning Consultants to make representations on other elements of the Plan. It
is, of course, very important that the Plan should be found sound following the EiP and that all of the
necessary evidence and justifications are in place. There are many areas where we feel the Plan is
currently deficient and would urge the Council to remedy these deficiencies in order that the delivery of

much overdue new development, services and facilities can be provided starting in the next few years.
We would be very happy to continue to work closely with the Town Council and the District Council in
relation to the early delivery of development of this land and the attendant benefits.
Kind regards.
Yours sincerely

SIMON STEELE-PERKINS
pp PROCKTER LAND LLP
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