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Dear Sir or Madam

RE:

EAST DEVON DISTRICT COUNCIL LOCAL PLAN 2006-26 CONSULTATION DRAFT
(DECEMBER 2011) AND STRATEGIC HOUSING LAND AVAILABILITY ASSESSMENT

Emery Planning Partnership is instructed by Wainhomes (South West) Holdings Limited to
submit representations to the New East Devon Local Plan 2006-26 Consultation Draft
(December 2011). Please find enclosed a copy of our representations, which relate to the
following elements of the consultation draft:
•

Plan Period;

•

Draft Strategy 1 – Overall Spatial Strategy for Development in East Devon;

•

Draft Strategy 2 – Scale and Distribution of Development in East Devon;

•

Draft Strategy 9 – Development at Cranbrook; and,

•

Draft Strategy 22 – Development at the Small Towns and Villages with Built-up Area
Boundaries.

The Council will be aware that we have previously submitted sites in Feniton and Ebford as
part of the Council’s SHLAA. We request that these sites are again considered as part of the
latest SHLAA consultation.
Should you require any further information, please do not hesitate to contact me.
Yours faithfully

EMERY PLANNING PARTNERSHIP LTD

Stephen Harris BSc (Hons) MRTPI
Associate Director
Enc:
Copy: Client
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1.

INTRODUCTION

1.1

Emery Planning Partnership is instructed by Wainhomes (South West) Holdings Limited to
submit representations to the New East Devon Local Plan 2006-26 Consultation Draft
(December 2011).

1.2

Our client is an active developer in East Devon, principally with their site at Millbrook
Meadows, Axminster, which is delivering open market and affordable homes in the town.
They have recently received permission for their site at Rockbeare. They have a number of
other land interests in the area at the present time, which include land at Feniton and
Ebford. Throughout the lifetime of the Core Strategy they are likely to obtain further
interests within East Devon and on that basis they are a key stakeholder.

1.3

These representations are structured as follows:•

Plan Period;

•

Draft Strategy 1 – Overall Spatial Strategy for Development in East Devon;

•

Draft Strategy 2 – Scale and Distribution of Development in East Devon;

•

Draft Strategy 9 – Development at Cranbrook; and,

•

Draft Strategy 22 – Development at the Small Towns and Villages with Built-up
Area Boundaries.

1.4

We assess each of these issues as follows.

2.

PLAN PERIOD

2.1

Draft Strategy 1 and 2 state that the plan period is 2006 to 2026. This is also confirmed
elsewhere in the plan. The plan period is a key part of any development plan. Paragraph
53 of PPS3 advises:
“Local Planning Authorities should set out in Local Development
Documents their policies and strategies for delivering the level of
housing provision, including identifying broad locations and specific sites
that will enable continuous delivery of housing for at least 15 years
from the date of adoption, taking account of the level of housing
provision set out in the Regional Spatial Strategy.”

2.2

Therefore a development plan should have a plan period of at least 15 years from
adoption.

2.3

Even if the New East Devon Local Plan is adopted in August 2013, as set out on page 11
of the consultation document, it would only plan for 13 years from adoption. Further,
pages 10-11 of the consultation document indicate that the timetable for the preparation
of the Local Plan may be pushed back depending on changes to legislation and in
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particular whether additional stages would need to be incorporated to address site specific
work and allocations.
2.4

We consider that the plan period should be extended to 2031. We note that chapter 3 of
the consultation document sets out a vision for East Devon to 2031. We also note that
some policies, e.g. Draft Strategy 9 – Development at Cranbrook include some detail on
anticipated future development to 2031. The East Devon Core Strategy Preferred
Approach Report (September 2010) also set out a plan period of 2006 to 2031, so the
evidence base must be in place.

2.5

Extending the plan period to at least 2031 would allow for work to be carried out on site
specific allocations and maintain a 15 year plan period from adoption. Therefore the
requirement in Draft Strategy 2 should be increased to meet the housing needs to 2031.

3.

HOUSING REQUIREMENT
Draft Strategy 1 – Overall Spatial Strategy for Development in East
Devon
Housing requirement

3.1

This draft policy states that there will be a planned provision of around 15,000 new homes
in East Devon in the 2006 to 2026 period. This equates to an annual requirement of 750
dwellings per annum.

3.2

It is unclear how this requirement has been calculated. It is less than the 16,400 dwellings
plus a potential 3,000 dwellings on windfall sites proposed in the East Devon Core Strategy
Preferred Approach Report (September 2010), which equated to an annual requirement of
970 dwellings per annum. It is also inconsistent with the draft RSS requirement.

3.3

We consider the proposed requirement in the context of the draft RSS, the Devon
Structure Plan and the evidence base.

The Draft Regional Spatial Strategy for the South West (RSS)
3.4

The draft RSS was published in June 2006 with the consultation period ending on 30th
August 2006. The subsequent chronology is as follows:
•

Examination - April 2007;

•

Panel Report - January 2008; and,

•

Secretary of State’s Proposed Changes - July 2008.
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3.5

Policy HMA4 of the Secretary of State’s Proposed Changes makes provision for at least
17,100 new homes in East Devon between 2006 and 2026. This equates to an annual
average of 855 dwellings. The requirement was disaggregated as follows:

3.6

•

Cranbrook (7,500 dwellings);

•

Area of Search 4B adjacent to Exeter PUA (4,000 dwellings); and

•

Rest of the district (5,600 dwellings).

This requirement is the most recently publicly tested housing requirement. Whilst the RSS
is likely to be revoked sometime in 2012, significant weight should be given to its
requirement and the evidence base that informed its evolution.

3.7

In a written note to the 30th August 2011 East Devon LDF Panel Meeting, a statement by
Exeter City Council was considered. It states:“Therefore it is clear that the council seem to be providing for less
housing than set out in the emerging RSS (which Exeter City Council
consider to be valid and robust) and the Strategic Housing Market
Assessment”.

3.8

It should also be noted that for the remainder of the plan period to 2026, the shortfall in
dwellings completed since 2006 would need to be met. The latest Annual Monitoring
Report (December 2011) confirms that between April 2006 and March 2010, only 1,275
dwellings had been completed. Compared to the draft RSS requirement, this equates to a
shortfall of 2,145 dwellings, which requires an annual build rate well above the proposed
750 per annum there is a significant shortfall.

3.9

This is summarised in the following table:
RSS
A
B
C
D
E

3.10

Draft RSS Requirement April 2006 – March
2026
Annual Requirement (A/20)

17,100

New Local
Plan
15,000

855

750

Dwellings completed April 2006 – March
2010
Residual dwellings required April 2010 –
March 2026 (A-C)
Revised annual requirement (D/16)

1,275

1,275

15,825

13,725

989

858

Therefore Draft Strategy 1 should state that any shortfall will be made up in the
subsequent 5 year period, as any shortfall should be addressed as soon as possible.
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National Household Projections
3.11

The emerging RSS housing requirement took the 2003 and 2004 household projections
into account. Since then, the 2006-based and 2008-based projections have been
published. We provide a comparison between the four projections below:
Number of Households (000s)

2003-based
2004-based
2006-based
2008-based

3.12

2006
58
58
58
58

2007
59
59
59
59

2008
60
60
59
59

2013
64
64
64
63

2018
69
69
68
67

2023
73
74
73
71

2026
76
77
77
74

In terms of the number of households required between 2006 and 2026, the household
projections vary as follows:

2003-based
2004-based
2006-based
2008-based

3.13

2006-26
18,000
19,000
19,000
16,000

Each of the household projections listed above are higher than the 15,000 requirement set
out in the Draft Strategy 1.

East Devon Housing and Employment Land Study (Roger Tym and Partners,
December 2011)
3.14

This study tests the population and household projections published by the Government.
Two scenarios are assessed for the period 2011 and 2031.

3.15

The first is based on the projected 2008 based household projections. This requires 16,900
dwellings between 2011 and 2031.

3.16

The second is based on a low (longer trend based) migration assumption, which estimates
that East Devon’s population would increase by around 15,900 between 2011 and 2031,
with a household increase of 10,400, generating a net housing requirement for 10,800
houses.

3.17

Therefore Roger Tym recommends a range between 10,800 dwellings and 16,900
dwellings. The Council’s proposed requirement of 15,000 dwellings is within the range but
falls short of the higher figure.

3.18

At the Local Development Framework Panel Meeting on 2nd August 2011, a number of
requirements were assessed ranging from 12,000 to 17,000 dwellings. These are:-
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3.19

•

Draft RSS - 11,900 dwellings;

•

RSS Panel - 17,100 dwellings;

•

RSS Proposed Changes - 17,100 dwellings;

•

East Devon Strategic Housing Market Assessment - 17,384 dwellings;

•

East Devon Preferred Approach Document - 16,400 dwellings.

The conclusion of the meeting was:“The base line figure of 15,000 dwellings of East Devon (2006 – 2026)
be used to progress future work and facilitate scenario testing”.

3.20

However, the minutes of that meeting were subsequently amended to remove the
following sentence:
“evidenced information indicated that planning for less than 15,000
dwellings for East Devon (2006 – 2026) is not viable”.

3.21

This sentence suggested that anything lower than 15,000 dwellings would not be
appropriate. Therefore in reality the range should be between 15,000 dwellings and
16,900 dwellings and not as Roger Tym set out.

Strategic Housing Market Assessment
3.22

The Housing Market Assessment for the Exeter and Torbay sub-regions was published in
July 2007. That assessment recommended that some 10,000 affordable homes will be
needed among an extra 19,000 additional properties required to be built in the area over a
5 year period. We note that this requirement is for the sub region as a whole and the
requirement for East Devon is 3,211 dwellings (equating to 642 dwellings per annum).

3.23

The SHMA has been updated in 2011. The requirement for East Devon over the five year
period from 2011 is now 3,085 dwellings (equating to 617 dwellings per annum).

3.24

This is for a 5 year period only and does not assess need across the plan period which the
Government’s household projections do.

Conclusions on housing requirement
3.25

There are a number of issues with the proposed requirement of 15,000 dwellings for the
period 2006 to 2026.

3.26

First, is that the period needs to be extended to 2031, which requires a higher
requirement for those additional 5 years. It is not clear why this has not been undertaken
as parts of the evidence base (for example the 2008 based projections and the Roger Tym
Report) assess need to 2031, as well as the previous draft.

3.27

Second, Roger Tym recommends a range between 10,800 dwellings and 16,900 dwellings.
However the Council accepts that a requirement below 15,000 dwellings is not viable so
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the range should be between 15,000 dwellings and 16,900 dwellings. The Council has
chosen the minimum.
3.28

Third, whilst the draft RSS is now unlikely to be adopted, Exeter City clearly states that the
RSS Proposed Changes requirement is robust and should be maintained. As Exeter City is
the key economic hub for the sub region its position should be recognised.

3.29

Therefore we consider that the requirement should be increased to at least 19,700
dwellings for the period 2006 to 2031. This accords with the 2008 based household
projections.

4.

SPATIAL STRATEGY

4.1

Draft Strategy 1 proposes the following distribution of residential development:

4.2

•

East Devon’s West End – 50%;

•

Seven main towns – 40%; and

•

Smaller towns, villages and rural areas – 10%.

We consider that the distribution of 10% for smaller towns, villages and rural areas would
provide insufficient market or affordable housing to meet local needs.

4.3

The historic under-provision of housing within the rural areas will only exacerbate the loss
of population in these areas with a resulting decrease in school numbers, the closure of
shops, post offices and public transport routes. Additional critical mass within each village
will be important to secure their future sustainability and viability.

Draft Strategy 2 – Scale and Distribution of Development in East Devon
4.4

We note that this draft policy sets out the scale and distribution of development in East
Devon. Whilst it is important to understand where, when and how development will be
delivered (paragraph 4.1 of PPS12) our initial concern with this policy and the
accompanying table is that it is being overly prescriptive and inflexible and not based on
an assessment of the suitability of settlements to accommodate growth or the achievability
of the proposed build rate.

4.5

We consider that this draft policy must have an element of flexibility built so that through
annual monitoring the delivery in each of the respective locations for growth and
town/villages can be assessed. If an area is not performing, for example Cranbrook or the
West End, then any shortfall can be redistributed elsewhere through the earlier release of
land in other areas, for example, in sustainable towns and villages in the rest of the
District.
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4.6

To achieve this flexibility, we propose that the requirements for each of the locations for
growth, towns and villages in Draft Strategy 2 are expressed as minimum requirements. It
is important that these figures are treated as minimum rather than maximum
requirements so that sufficient sites are allocated to meet the requirement and if there is
non delivery in one location, then there is a pool of sites to come forward to meet any
shortfall or additional future need which cannot be predicted at this stage.

Draft Strategy 9 – Development at Cranbrook
4.7

This draft policy refers to development at Cranbrook. It states that 6,000 new homes will
be accommodated in Cranbrook between 2006 and 2026. The supporting text confirms
that Cranbrook has permission for 2,900 dwellings and also that development only started
in summer 2011.

4.8

To achieve the policy requirement of 6,000 homes to 2026, to deliver 2,900 dwellings this
requires some 200 completions per year, an annual average of 400 dwellings per annum.
The policy states that at peak build rates up to or over 500 new homes a year could be
built at Cranbrook.

4.9

We question whether this level of development can be achieved at Cranbrook and whether
the development plan has any flexibility built into it, to redistribute any shortfall in the
delivery elsewhere within East Devon through annual monitoring.

4.10

Therefore, the potential for non delivery at Cranbrook must be taken into account in the
development plan. The clear implication of this non delivery is that any shortfall must be
made up within the rest of the District. This will potentially require a greater number of
dwellings within the rest of the district than currently envisaged. We consider 3,000
dwellings should be attributed to Cranbrook. Our revised distribution is:
•

East Devon’s West End 30%

•

Seven main towns 50%

•

Smaller towns, villages and rural areas 20%

5.

DRAFT STRATEGY 22

5.1

Draft Strategy 22 sets out the preferred approach for development at smaller towns and
villages with built up area boundaries. This policy sets out 41 settlements in total and the
housing numbers assigned to these settlements based on a 5% increase on the number of
houses within the built-up area boundary as at 31st March 2011.

5.2

We object to this policy and specifically to the blanket 5% growth across all the small
towns and villages. Development should be distributed according to need and
sustainability. In particular, as Exeter is the key destination for a significant proportion of
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the population of East Devon, the close proximity to a high frequency public transport
route should hold considerable weight when determining locations for development.

Feniton
5.3

Feniton is north of the A30, and is located on the rail line into Exeter. Services run from
06.13 in the morning throughout the day. As the journey takes just 20 minutes, it is an
attractive option for people living in the village but working in Exeter. The village also has
a primary school, a post office, a public house, a general store and a fast food takeaway.
Therefore it is a sustainable location for development.

5.4

The Council’s Village Facilities Appraisal (2009) scores Feniton the highest village out of 69
surveyed in terms of its sustainability rating (i.e. number of services).

5.5

Despite this, Draft Strategy 22 assigns only 35 houses to Feniton. This is a reduction from
the East Devon Core Strategy Preferred Approach Report (September 2010), which
identified Feniton in draft policy CS20 as being capable of providing at least 50 dwellings.

5.6

It is unclear why growth is no longer promoted in Feniton as it was in the East Devon Core
Strategy Preferred Approach Report, despite its excellent rail links to Exeter.

5.7

A further example as to why this approach is not appropriate is the recent decision at
West Hill. In that decision (paragraph 32) the Inspector considers that even though West
Hill is only a few kilometres from Cranbrook, the new station and new public transport
being delivered at Cranbrook will not significantly alter the dependence that West Hill has
on travel by the private car.

In essence the Inspector considered West Hill is not as

sustainable as other locations. Specific reference is made to the lack of a rail station. As
Fenition has a rail station then the same conclusion cannot be made and applying a
blanket 5% requirement is unreasonable. The same conclusions equally apply to other less
sustainable settlements across East Devon. Indeed, this was recognised by the Council in
the key output objectives on page 15 of the East Devon Core Strategy Preferred Approach
Report (September 2010) which states:
“Promote growth in Axminster, Honiton, Feniton, Whimple, Cranbrook,
Exmouth and Lympstone. All locations with rail links to Exeter and jobs
in the City.”
5.8

Therefore Feniton should accommodate a greater proportion of the development needs
outside the main towns. We propose a minimum of 150 dwellings.
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Ebford
5.9

We support the identification of Ebford within Draft Strategy 22.

5.10

Ebford is located on the A376 Exmouth Road, which has an excellent frequency of bus
services between Exmouth and Exeter. As Exeter is the key destination for a large
proportion of the population of East Devon, the close proximity to a high frequency public
transport route should hold considerable weight when determining locations for
development.

5.11

We note that the policy states that there will be a 5% increase at each of these
settlements under this policy. There will only be an increase should a higher figure be
established by the local community. We consider 25 dwellings can be accommodated at
the village, although due to our proposed redistribution of Draft Strategy 2, further
dwellings may be appropriate.

6.

CONCLUSIONS

6.1

Therefore the key conclusions are as follows:
•

We object to the plan period of 2006 to 2026. The end date for the plan period
should be extended to 2031 to ensure it has a period 15 years from adoption;

•

We object to the housing requirement set out in Draft Strategy 1 as it is
inconsistent with the draft RSS requirement and latest household projections.
We propose 19,700 dwellings for the period 2006 to 2031;

•

We object to the distribution of development and that only 10% of development
will be located in smaller towns and villages. The spatial distribution should be:

•

o

West End – 30%

o

Towns – 50%

o

Small towns and villages – 20%

We object to the blanket 5% across all of the small towns and villages and
specifically Feniton when the previous draft Core Strategy had identified it for
growth and the evidence base shows it as highly sustainable;

•

We support the inclusion of Ebford to accommodate local development needs.
However the requirement for each village should be treated as a minimum
requirement.

6.2

This concludes our representations. Should you require any further information please do
not hesitate to contact us.
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Draft Strategy 1 – Spatial strategy
Proposals for the West End
The East Devon New Community Partners (EDNCP) welcome the changes reflected in Draft
Strategy 1 which will help to provide a credible, deliverable and appropriate long term spatial
strategy for East Devon. In particular, we support the recognition given to the West End
included as provided for in Draft Strategy 2.
As the description of the rejected options states, there is long-standing policy commitment to
the West End – and to Cranbrook as a location for a new community – which in our view
critically underpins the investment in infrastructure and high quality development. This
commitment is now reflected in the progress being made in the implementation of the West
End strategy and it is imperative that the Overall Spatial Strategy continues to support this.
For these reasons, we generally support Draft Strategy 1.
Housing provision
A separate but relevant change to the spatial strategy has resulted in a reduction in the
overall housing provision for the district from 16,400 new homes in the period to 2026 to
15,000 new homes over the same period.
During the process of preparing the Consultation Draft of the Local Plan EDNCp concerns
have been expressed in relation to the proposed levels of housing. There is an evidence
base, that has been presented to the LDF Panel, that would support a higher figure.
However the principal concern of the partners in respect of the West End has been that a top
down apportionment of new dwellings numbers from a conservative overall estimate of
housing requirements, could have resulted in a failure to plan objectively and properly within
the West End in general and at Cranbrook, in particular.
In our comments in respect of Policy DS9 the partners have argued that the primary
imperative in the West End is to set a clear and long term framework for Cranbrook that
capitalises on the investments made in the town and which will secure the delivery of the
thriving, attractive and bustling new town and town centre that is a common objective of all
stakeholders. To achieve this, the policy framework for Cranbrook and the numbers of
dwellings and employment allocated to Cranbrook must be based upon a bottom up
assessment of the capacity of the town and what it will need to realise the common
aspirations for Cranbrook.
Creating a clear and long term policy framework for Cranbrook must not be compromised by
an arbitrary top down apportionment of development from a District wide target (particularly if
that District target was set too low).
The partners are of course aware of the work of Roger Tym and Partners as described in the
East Devon Housing and Employment Study. The approach to the assessment of the
potential housing requirement in the District is welcomed insofar as it explicitly excludes
consideration of sub-regional and strategic issues in the West End from the assessment of
the housing requirement generated within the District (the scenarios presented in the Study
“do not account for the provision of additional employment and housing requirements as part
of the wider strategic allocations within the Exeter and East Devon Growth Point area” Para
6.50).
As will be evident in our representations on the policy for Cranbrook (Policy DS9), the
partners consider that in providing for 6,000 dwellings in the period to 2026 and up to 7,500 in
the longer term (and both parts are important) a clear framework for Cranbrook has in general
emerged through the Local Plan process and rightly this is based on a careful and
responsible assessment of what is required to ensure that Cranbrook is the best that it can be
and will fulfil aspirations for the town. The Council has therefore, rightly, looked at the most
appropriate policy for Cranbrook rather than allocating development from a District wide
target.
Were the pre submission version of the Local Plan to depart from this approach and place
compromises on the framework proposed for Cranbrook because “there were not enough
numbers in the district”, then the impact of such an approach would be so significant that it
David Lock Associates
January 2012
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would be necessary to revisit the overall level of housing proposed in the District, drawing on
some of the concerns set out by the partners to date. In this sense the partners reserve their
position in relation to the housing numbers proposed within Policy DS1.
In the light of the above the partners would be likely to object to any increase in dwelling
numbers outwith the West End, were that to arise at the expense of any change in the
provision planned at Cranbrook in DS9.
Conclusions
Support in respect of Cranbrook, subject to the reservations and provisions set out
above.
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DS2 – scale and distribution of development
Specific representations address the individual policies relating to the major areas of
development in the West End.
For the reasons set out in the representations made in respect of DS9, the partners support
the provision of 6,000 dwellings in the plan period at Cranbrook which is deliverable and
achievable and fundamental to delivering Cranbrook, and its town centre, and to the effective
delivery of its infrastructure.
Although the partners support the reduction in the amount of development proposed at
Blackhorse (which will reduce the potential impacts on Cranbrook), we believe that further
thought must be given to the proposal. For the reasons set out in representations in relation
to Policy DS10, the partners continue to oppose the modified proposals at Blackhorse. The
only basis upon which very limited development may be appropriate at Blackhorse is set out
in those representations in respect of DS10.
Many of the concerns that apply to Blackhorse also apply to the development of those
dwellings at Pinhoe that are not already subject to a resolution of grant consent by the Local
Planning Authority. The site is not likely to be capable of being adequately accessed and is
likely to have an impact on the primary objective of delivering Cranbrook and all its related
facilities, services and infrastructure quickly. Any such impact would be a negative outcome
because of the inherent sustainability advantages of Cranbrook over all of the other West End
locations.
The inclusion of the additional Pinhoe allocation and the 600 dwellings at Blackhorse are
therefore objected to.
Proposed Changes:
Deletion of reference to 350 of the dwellings at Pinhoe and 600 dwellings at Blackhorse
(see also representations in relation to Policy DS10 in relation to Blackhorse)

David Lock Associates
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DS4 – Balanced communities
We understand the ambitions set out in DS4 but consider that care is needed to ensure that
the policy complements the spatial strategy set out in DS1, and in particular the identification
of the West End as a location for complementary employment and residential growth. This is
particularly important in the context of DS26 which requires balanced delivery of jobs and
homes.
Cranbrook is designed to deliver a sustainable community through the co-location of homes,
supporting infrastructure, public transport and proximity to employment opportunities.
Cranbrook is also capable of delivering a mix of homes, including affordable tenures. It is
important however, to consider proposals in their context and to recognise that in the case of
Cranbrook, for example, it is the combination of Cranbrook, Skypark and other facilities which
makes the proposals sustainable and well balanced. We therefore support in particular the
recognition that ‘areas’ can and should be considered the proper scale of assessing the
success of communities.
Changes Sought:
In order to emphasise this important consideration, we recommend the following change to
DS4:
“By balanced communities we mean that in any area or neighbourhood there is a general
match between the jobs, the homes, and the educational, social and community facilities
(such as has been achieved in the West End)”

David Lock Associates
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DS6 – West End
We generally support the amendments made to DS6. This policy is a prelude for more
detailed policies for each of the key components indentified in DS6, and we reserve our
detailed comments for those Draft Strategies.
Our response to Draft Strategy 9 sets out why we support the role indentified for Cranbrook
over the longer term and why this is a preferred alternative to development elsewhere. These
reasons include the suitability of the site, the efficiency of infrastructure investment; the clear
opportunities for reinforcing sustainable travel patterns, and providing homes in well related
locations. The reasons for rejecting option 2 are confusing. As our Preferred Options
response demonstrates, expansion at Cranbrook in the manner envisaged in Policy DS
would:
•

not lead to adverse landscape impacts;

•

not lead to coalescence with adjoining villages – our response to DS9 suggests that a
green wedge would be established to provide a “belt and braces” safeguard;

•

not adversely affect the operation of Exeter Airport; and

•

be entirely achievable in terms of delivery.

It is presumed therefore that para 7.10 (2) relates to a scale of development in excess of that
set out in the framework provided for in Policy DS9 and should be clarified to this effect.
For the reasons set out in relation to DS10 the community partners do not support the
allocation of land at Blackhorse notwithstanding the welcome reduction in scale and suggest
that this be deleted from the policy.
We are mindful that Paragraphs 7.22 and 7.41 of the Plan refer to the Phase 3 link road which
is also shown illustratively on the Figure on page 44. Our comments in respect of the link
road are set out in representations to DS10.
Changes sought:
Deletion of reference to dwellings at Blackhorse (see also representations in relation to
Policy DS10 in relation to Blackhorse)
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DS7- Green Strategy
The importance of Green Infrastructure to the West End is understood.
Provision and implementation will be developed in the next version of the Local Plan and
through the development of the major development proposals.
Changes sought:
The policy should recognise the varying circumstances of the major developments and
the means by which they might contribute to green infrastructure. For instance, this
may be through provision on site and individually rather than collectively. This may
need to be taken into account in the final policy.
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Para 7.18 and para 7.22 – Transport for the West End
The recognition given to the importance of the investment in infrastructure described in para
7.18 and 7.21 in addressing infrastructure requirements in the West End is welcomed and
important context for the West End policies.
East Devon New Community Partners consider (for the reasons provided to the LPA
previously) that the Science Park access road will provide the link sought in the Access
Strategy Phase 3 and is not limited to providing access for “up to” 4,000 dwellings in the West
End. In the first instance therefore para 7.22 should refer to the access road serving “at least”
at least 4,000 dwellings in the West End.
Changes sought:
para 7.22 should refer to the access road serving “at least” at least 4,000 dwellings in
the West End.
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DS8 Additional Infrastructure in the West End
DS8 draws together the proposed development components in the West End and identifies
the types of strategic infrastructure required to serve it (though it offers no detail as to what
the specific projects might comprise). We understand that this policy is therefore about
recognising that strategic investment will be required. To that end, the approach to
contributions should be consistent with DS44 which sets out the Authority’s overall approach.
Projects in the West End are to be delivered at different times by different interests, yet are
related in the infrastructure which serves them. Some infrastructure is required to serve
specific schemes only, and will be dependent on those projects for their delivery (and thus
best coordinated through S106 agreement); other infrastructure will be strategic in nature and
would be best delivered through CIL as implemented.
DS44 recognises this approach which will be important in the case of the West End.
Changes sought:
The partners suggest that cross reference is included in the last sentence of Draft Strategy 8
to Draft Strategy 44 as follows:
“Funding contributions will be required from all developments in the West End to
secure implementation of integrated transport and infrastructure provision in
accordance with the approach described in DS44”

David Lock Associates
January 2012

10

East Devon New Community Partners
Representations on The New East Devon Local Plan

DS9 – Cranbrook
Introduction
East Devon New Community partners have made extensive representations throughout the
development of the Local Plan policy. The view, consistent expressed, has been that
Cranbrook is the most sustainable development opportunity in East Devon and in relation to
the Exeter and East Devon Growth Point Area and, as such, must be the primary focus of the
policies in the East Devon Local Plan particularly within the West End area.
The substantial concern of the partners in relation to the Preferred Approach (published in
2010) were that the policies then did not fully recognise the importance of Cranbrook. Worse,
policy at that time, compromised the future of Cranbrook by allocating large competitive
developments at Blackhorse, but also at Exmouth, and did not set out the positive framework
that Cranbrook. Such a positive framework required focussing development first at
Cranbrook but also providing a long term framework that looked beyond the Local Plan
period.
The December 2011 Consultation Draft of the Local Plan addresses many of those concerns in particular by increasing the expected scale of development in the plan period from 5,000
dwellings to 6,000 dwellings and by providing clear guidance as to the ultimate capacity of
Cranbrook – some 7,500 dwellings. A town of this size will capitalise on the planned
investments in the station, the town centre, the secondary school, multipurpose building, and
CHP.
Accordingly the partners welcome the policy approach now being proposed in relation to
Cranbrook as providing the basis of a clear long term framework for Cranbrook that looks
beyond the artificial plan period to 2026 and promotes investment in Cranbrook, its
infrastructure and its town centre. The partners believe it will provide certainty in the planning
and commissioning of infrastructure and in developing proposals for, and marketing
opportunities in, Cranbrook town centre. For the first time, the policy approach now being
proposed, will ensure that the town centre is the best that it can be. It will ensure that
Cranbrook, as a whole, will be the best it can be.
Moreover, by providing a clear long term framework that addresses the ultimate scale and
form of the town, the proposed approach will provide reassurance to existing communities
and future residents of Cranbrook in relation to issues such as the provision of green
infrastructure, infrastructure investment, the delivery of community facilities and services, and
to any residual perceived issues in relation to coalescence with existing communities.
The partners do suggest some refinement in the policy wording but while these are important
they do not raise issues that are fundamental to the policy approach now being put forward by
the District Council in Policy DS9.
The further comments set out in this representation demonstrate that the Councils approach,
subject to the refinements sought, meet the criteria of a sound policy in that they are both
justified by a robust evidence base but also effective in that it is deliverable and achievable.
The Council should therefore take confidence that the approach that it is adopting is
appropriate and that alternative policy approaches do not represent the most appropriate
approach and hence could not be considered to be sound.
Evidence base
Focussing 6,000 dwellings at Cranbrook in the plan period and 7,500 ultimately, is absolutely
the right approach given the evidence base that underpins the Local Plan.
The evidence base is incontrovertible that Cranbrook is the most sustainable means of
accommodating growth in the West End of the district and within the Exeter and East Devon
Growth Area. The following all form part of that evidence base:
David Lock Associates
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notwithstanding the forthcoming abolition of the Regional Spatial Strategy for the South
West, the technical evidence base upon which it was based was comprehensive,
objective and robust and sought to direct growth in the first instance towards the most
sustainable option – Cranbrook;
prior to the RSS, the Exeter and Eastern Devon Sub-region Study published in 2006, also
found Cranbrook to be the most sustainable option for growth and concluded that
expansion of Cranbrook west, south-west and east would represent sustainable
expansion options.
the Phase 3 Access Strategy that addresses growth to the east of Exeter was completed
by Devon County Council in 2010. Having considered all options for accommodating
growth in the Exeter and East Devon Growth Area, unsurprisingly the Strategy concluded
that expanding Cranbrook would be the “best strategic option” (para 7.1.2)

The evidence base is not limited to technical studies no matter how robust.
Sustainability Appraisal, conducted through the development of this East Devon Local Plan,
but also as the Regional Spatial Strategy for the South West was progressed, each also
confirm the strong, overwhelming, performance in sustainability terms of focussing
development at Cranbrook.
To assist this process also the EDNCP have also updated the Sustainability Appraisal of the
emerging Local Plan to take account of Policy DS9 of the Local Plan Consultation Draft
building on the work undertaken by the Council in this regard. The Appraisal specific to Policy
DS9 is attached to this representation. It demonstrates that the changes made to the
Cranbrook policy since the Preferred Approach in 2010 result in further significant
enhancements in its sustainability performance.
The conclusions set out above have been rigorously examined as the Council has prepared
its December 2011 Consultation Draft of the Local Plan and indeed during consultation on the
Preferred Approach in 2010. There is no substantive argument being canvassed by any key
consultee or indeed advocate of alternative sites, that there are other more reasonable
alternatives to seeking to focus development at Cranbrook in the first instance. No argument
is advanced that a proportion of development at Cranbrook should be accommodated
elsewhere. On the contrary, the previous strategy of focussing large scale development at
Blackhorse was roundly criticised by key consultees (including Natural England and the
National Trust) on the basis that, by far the most sustainable option in terms of
accommodating growth in the West End, is to focus development at Cranbrook before other
options are considered.
The evidence for the expansion of Cranbrook up to 7,500 dwellings is further amplified in the
representations of the EDNCP in relation to the Preferred Approach in November 2010
The evidence base for the approach being set out in the Policy DS9 of the Consultation Draft
is therefore overwhelming.
Sustainability and Infrastructure Planning
At the heart of robust and sound development plan is the effective integration of development
and infrastructure delivery.
The strategy now set out in respect of Cranbrook – providing for 6,000 dwellings in the plan
period, but also setting out the ultimate capacity – is absolutely the correct strategy so far as
securing the best integration of infrastructure provision and the provision of new jobs and
homes is concerned - for two reasons.
First, it is entirely consistent with evidence on the ground of infrastructure delivery.
Second, it is entirely consistent with the essential principle of planning now, ahead of time, for
infrastructure that will be required in the future. This isn’t just about the timing of

David Lock Associates
January 2012

12

East Devon New Community Partners
Representations on The New East Devon Local Plan
infrastructure provision. It is also about planning the delivery of the right infrastructure now that is capable of accommodating the foreseeable requirements of Cranbrook.
In this regard, that Policy DS9 includes provision for the longer term growth of Cranbrook
AND requires proposals for the development of Cranbrook now, to “take account of this
longer term development aspiration”, is fundamentally important and critical.
Since the East Devon Core Strategy Preferred Approach was published there has been a
quantum leap in the certainty which may be attached to the delivery of key infrastructure
elements (as well as of new homes) at Cranbrook.
The Exeter and East Devon Growth Point focus has resulted in a very high level of
commitment from all delivery partners (public and private sector) that are engaged in now
implementing the Cranbrook proposals. In the partners experience, the level of commitment
to infrastructure planning and delivery is almost unparalleled elsewhere in the country.
This has resulted in a coherence in the infrastructure planning process that will not only
ensure that the necessary infrastructure is in place when it is required but, often, that it is in
place at an earlier stage of Cranbrook’s development than would typically be the case.
Hence funding, detailed approvals and contracts are all in place, to enable the
commencement of construction of the primary school and multi-purpose building within Phase
1 of Cranbrook.
The same applies to Cranbrook station which the County Council is delivering so that it will be
open at the end of 2012 or the beginning of 2013.
Public sector funding has also been made available to support the development of a
Combined Heat and Power network fuelled from renewable energy sources to which every
house in Cranbrook will be connected. The Master Agreement with E.ON is in place and
construction of the initial mains is underway.
Following a long period of detailed planning and preparation, the construction of key elements
of infrastructure commenced at Cranbrook in the summer of 2011. Work is now well
advanced on the Main Local Route and related drainage works and the Parsons Lane Link.
Given the investment already committed in the infrastructure of Cranbrook (as set out above
but also in other major items such as the country park and secondary school and public
transport), the most sustainable strategy that can be adopted in the Local Plan is to seek to
capitalise upon and to underpin the huge investments being made by seeking to focus
development in the West End as far as possible at Cranbrook.
The evidence of deliverability of infrastructure therefore also provides overwhelming support
for the approach being set out in the Policy DS9 of the Consultation Draft.
Moreover, and critically in terms of effective planning and delivering the best outcomes, the
approach now being pursued by the Council (specifically through the identification of the
longer term capacity of the town as being 7,500 dwellings), also removes uncertainty
regarding the nature and sizing of infrastructure elements. This is a major positive step
forward and will avoid inadequate, insufficient or piecemeal investment in infrastructure which
could have been designed at the outset of Cranbrooks’ development i.e. now. This applies
across a whole range of infrastructure elements whether the specification for utility services,
the planning of CHP extensions, road and drainage infrastructure and, even more critically, in
relation to the town centre.
The ability to deliver up to 7,500 dwellings in relation to transportation investment is also
clearly evidenced – through the County Council’s Phase 3 Access Strategy.
Sustainability and the Town Centre
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Perhaps the area where the policy approach adopted by the Council is most crucial is in
relation to the town centre.
The development of a highly attractive and thriving town centre is a fundamental planning
objective for the Plan and for the community. A destination where people shop for a broad
range of goods, work, take leisure, use community facilities or lives, is likely to be one of the
defining measures of the success of Cranbrook. It is the clear aspiration in the Cranbrook
Strategic Design Guide and it is an aspiration that all stakeholders are committed to, and
excited about.
The town centre must not be planned on a piecemeal basis. It must be planned at the outset
with certainty and confidence regarding the ultimate scale of, and aspiration for, Cranbrook as
a whole. We believe that the policy approach (for some 6,000 dwellings in the plan period,
plus a further 1,500 dwellings beyond the plan period) does now do that. In the following
paragraphs we seek to emphasise the importance of this approach being maintained as the
Local Plan is progressed and finalised.
Important evidence of the need to get a clear long term framework in place to support the
town centre may be drawn when looking at the experience of Cambourne in Cambridgeshire
where there are two lessons in particular.
Cambourne was granted consent for 3,300 dwellings. Through an incremental process of
intensification the capacity of the village has grown to some 4,200 of which in excess of 3,000
are built. Development commenced in 1999. Proposals to expand Cambourne by some 1500
dwellings were pursued through appeal but not supported by the Local Planning Authority and
were dismissed.
Cambourne’s permission did not limit the amount of floorspace within the town centre. In this
sense the size of the town centre was unconstrained. In reality the lack of a long term
framework for Cambourne has hampered significantly the delivery of a high quality town
centre. At the present time the settlement centre comprises a Morrisons store with a net
sales area of some 2,800 sq metres. Two other buildings were constructed in 2006 and
provide 12 small units occupied by a pharmacy, fish & chip shop, estate agent, hairdresser,
nursery, dry cleaner, bike shop, restaurant, building society and vet. There is also a pub.
The plans for the town centre have been more ambitious and in December 2005, four further
sites, each with the capacity for a number of high street units, were marketed. However no
firm interest was secured for such additional high street opportunities and those sites remain
vacant. This has been a disappointment for the settlement now left with a limited range of
shops.
The first issue, here, is one of scale and certainty over scale. As is reported in “Lessons from
Cambourne” (Cambridge Architectural Research Limited): “Cambourne is not however, either
in terms of size or character, a village as was originally conceived. Nor is it a small town”.
Unlike Cranbrook, Cambourne was conceived as a village, not a town. Whilst it has grown in
scale through incremental intensification, there has never been a long term vision or policy
framework that embraced its potential and which acted as a clear signal to the market of the
potential that exists. Indeed the willingness of the District Council to fight appeals in respect
of modest plans for expansion provided a contrary signal to the market and those planning
the town centre.
The size of settlement that has been defended has not been sufficient to attract a wider range
of occupiers (including comparison retailers).
In the same District (South Cambridgeshire), a planning application has been made for
Northstowe new town. Conceived as town, Northstowe also has a scale of development
more in common with Cranbrook with a policy framework for up to 10,000 new dwellings. At
this scale a very different town centre can be envisaged. Previous applications have sought
consent for a far more substantial commercial core in its town centre. The adopted Area
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Action Plan for Northstowe provides the certainty to plan confidently for its town centre. It
looks well beyond the SCDC Core Strategy plan period by setting out the ultimate capacity of
the town.
Cranbrook, at 7,500 dwellings, is indeed a town that is capable of sustaining a town centre
more in the nature of the Northstowe proposals and that will overcome the constraints
mistakenly placed by the local planning authority on Cambourne.
The second issue relates to the design of the town centre.
One of the further issues for Cambourne is that master planning and design of the centre took
place on a piecemeal basis. Recognising the opportunity to secure floorspace, early in
Cambourne’s development, South Cambridgeshire District Council granted consent for the
Morrisons supermarket ahead of detailed proposals for the remainder of the centre. The
store is oriented in such a way that it turns its back on the remaining retail sites that have
since come forward. Its parking is not shared and contributes little to support the subsequent
sites that came forward. The focal point of the store – its main entrance - is poorly related to
the other sites that subsequently came forward.
The clear lesson here is that failing to anticipate further phases of the development of the
town centre, whether expansion oriented or otherwise, has resulted in a situation where the
development of the centre has been compromised in the longer term.
In the context of Cranbrook, the ability to plan the town centre now on the basis of an
understanding of an ultimate capacity of Cranbrook of 7,500 dwellings would avoid the
inevitable risks of a more piecemeal approach. The phased expansion of the retail and
related offer can be planned at the outset.
In the short term, an understanding that the ultimate capacity of Cranbrook is to be some
7,500 dwellings, is fundamental to securing early investor interest in the delivery of the first
phases of the town centre. In marketing opportunities in the town centre the critical question
for potential investors are simply. How big will the town be and how quickly will the customer
base build up (in other words what is the likely development profile). By increasing the
expected number of new homes in the period to 2026 to 6,000 and identifying a total capacity
of some 7,500 dwellings, the proposed approach answers clearly both those questions and
provides the leadership and confidence that investors in Cranbrook require. It provides the
opportunity to secure the best possible outcome for the town centre.
Delivery of 6,000 New Homes
The provision for 6,000 dwellings in the plan period at Cranbrook is entirely achievable.
The investment made already in Cranbrook’s infrastructure is set out above. On the basis of
the work now completed and ongoing the developers target is to have show-homes open for
the Easter 2012 sales season. Moreover they are expecting initial occupations to occur at this
time too.
Detailed reserved matters approval has been granted for some 1,100 dwellings in what
comprises Phase 1 of Cranbrook. Three national house builders (Persimmon, Taylor Wimpey
and Bovis Homes) will develop Phase 1. The housebuilders are likely to market the units
under more than one brand – aimed at more than one market segment. Charles Church will
develop and market one sub-phase for instance.
Cranbrook has benefitted from substantial HCA investment to support the delivery of 300
affordable housing units in the early years of Cranbrook. Such investment will not be secured
unless those affordable units are delivered in accordance with the agreed timetable.
Within Phase One, development will take place at a number of locations simultaneously.
Sub-phases will be opened up from two separate access points each approved with detailed
consent and at an advanced stage of construction.
David Lock Associates
January 2012

15

East Devon New Community Partners
Representations on The New East Devon Local Plan
With regard to Phases 2 and 3, the Cranbrook Phasing Strategy indicates that the phases are
likely to overlap. Accordingly opening up Phase 2 (which includes the town centre including
residential development within and adjoining it) prior to the completion of Phase 1 would
create new opportunities to add further active housebuilders and/or sales areas. This will
further underpin completion rates.
In year one (now defined with certainty as near the beginning of the 2012-13 year), given that
there will be four active outlets (Bovis Homes, Charles Church, Persimmon and Taylor
Wimpey), the completion of 150 units by the close of the year is likely. Assuming 12 months
of sales from April 2012 and allowing for the delivery of 30% affordable (funded by committed
HCA funding) this would suggest a private sales rate of just one per developer per fortnight
(half a unit per week).
In year 2, the forecast is for 300 units. Again, allowing for the funded 30% affordable units, the
output rate for the individual developers will be 1 unit per week which is still a relatively
modest rate of build.
Thereafter to deliver 6,000 dwellings by April 2026 will require an average completion rate of
some 460 dwellings per annum. This is entirely consistent with the Cranbrook Phasing
Strategy which envisaged between 420 and 500 dwellings on an annual basis. An average of
some 460 dwellings per annum is entirely achievable. There are no site condition issues or
infrastructure issues that would present any restriction on build out rates.
Phase 2 of the development will overlap Phase 1 and is likely to have been opened up in year
4 and will have created the potential for further land sales and consequently a larger number
of developers. From this point it likely that the development could support a further two active
sales outlets (not unreasonable on a scheme of this magnitude) taking the number to 6
developers. With the affordable delivery at 30% the rate of private sales would be between 1
unit and 1.1 units per week which is entirely achievable.
In any event, there is every incentive for the housebuilders to achieve these or enhanced
completion rates. Inevitably the cash flow model is frontloaded with development costs and a
rapid build up of housing numbers is vital to defray the initial investment costs. Given the
commitment to the HCA to deliver 300 affordable units rapidly, it is paramount that market
housing completions progress rapidly to ensure that the anticipated balance of market and
affordable units is achieved from the outset of the development.
That the key items of infrastructure will be delivered early (see above) will further underpin the
attractiveness of Cranbrook as a place to live which will, in turn, sustain completion rates.
All the conditions are in place to ensure delivery as planned by the Council: effective
partnership work; careful and advanced infrastructure planning and delivery; no site
constraints (e.g. remediation); strong local market; affordable housing delivery.
The evidence of deliverability of new homes therefore also provides support for the approach
being set out in the Policy DS9 of the Consultation Draft.
Expansion Areas
Generally
The additional areas now proposed to be included within the Cranbrook new community will
support the early phases of development and represents sensible, sustainable and
deliverable new neighbourhoods. The inclusion of additional areas is supported by responses
to the Issues and Options consultation, where support was variously shown for expansion
including to the west and to the south west.
Baseline appraisals of various issues within the areas to the west and east and to the
southwest of the existing approved areas have been completed. The representations
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prepared by EDNCP in respect of the Preferred Approach provide further evidence supporting
the deliverability and suitability of each of the areas for expansion to 2026 and beyond and
may still be referred to. There are no fundamental or significant site conditions which would in
any way place a constraint on their development or the rate of development.
All the land necessary to deliver 6,000 dwellings in the period to 2026 and 7,500 dwellings in
the longer term may be made available by EDNCP.
The proposals for the expansion of Cranbrook develop and build upon the design principles
that have underpinned the planning of Cranbrook to date and integrate new growth areas with
development designed as part of the permitted scheme. The design principles for Cranbrook
are fully agreed and are set out in the Cranbrook Strategic Design Guide (30 June 2010) and
the Cranbrook Landscape, Biodiversity and Drainage Strategy.
In commenting on the Preferred Approach in November 2010, evidence was presented in the
form of illustrative master plan principles for the expanded town of Cranbrook. Whilst such
principles are illustrative, they demonstrate that the approach now being proposed by the
District Council will help to deliver the most appropriate and sustainable alternative available
to it. This would include:
 a transport led approach which seeks to maximise the population with easy access to the
town centre and to the station. A high level of accessibility is achieved for all
 the potential to maximise the amount of residential development close to employment
opportunities and to public transport.
 the continued retention of existing features within the expansion areas site
 an ongoing commitment to the provision made for local recreation and country park with
the potential for the expansion of the country park to the south of the existing Cranbrook
site.
The expanded Cranbrook will result in an increase in demand for public transport and will
support and increase the viability and frequency of public transport routes serving the
development. These will provide enhanced connectivity within the new community and to the
railway station, Skypark and beyond.
Additional areas of development will deliver new access on foot and by bicycle including
appropriate crossings of the former A30. These routes would be particularly suitable for trips
to the employment areas within Cranbrook town centre and would also enable easy
sustainable access to the Skypark as well as along the footway cycleway that is to be
provided along the former A30.
The expanded Cranbrook area can reduce vehicle trips across the former M5 by maximising
the amount of ‘internal’ trips between within the Cranbrook and adjacent employment
developments at Skypark and the Inter Modal site as well as amenities and facilities on site.
South West
The inclusion of land to the south west within Cranbrook in the Local Plan will ensure its
soundness in terms of providing a robust strategy for the principal development proposal
within the Plan and will ensure that the Plan meets with the clear advice in respect to the
preparation of Local Plans/Core Strategies.
Making provision for the full potential expansion of Cranbrook within the Core Strategy is
fundamentally important to the soundness of the Core Strategy regardless of the provision
made elsewhere, or indeed the scale of growth to be accommodated in the plan period – for
all the reasons set out above and in previous representations in relation to infrastructure and
the town centre and seeking to secure the best possible Cranbrook outcome.
A further important reason to include the land within the Core Strategy is that it addresses the
advice of PPS3 and otherwise at national level that provision should be made to
accommodate the development needs of the district at least 15 years ahead of adoption.
Since the Local Plan is unlikely to be adopted prior to 2013, the provision for development at
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Cranbrook beyond 2026 will help enable the Council to demonstrate that this requirement is
met.
Making provision for the area south west of the existing planning permission demonstrates
consistency with a very powerful evidence base that concentrating development at
Cranbrook is the most sustainable option and that development to its south west is also a
highly sustainable and deliverable option.
It is important to recall that this South West expansion option for Cranbrook was a favoured
option at the Issues and Options stage - considered second most appropriate expansion
option by consultees - an important part of the evidence base.
In proposing the expanded new town the draft RSS accepted the robust evidence base that
the expansion of Cranbrook should be planned to include allowance for the area south west
of Cranbrook. That evidence base hasn’t changed. Expansion south west was supported as
a sustainable option in the Exeter and Eastern Devon Sub-regional Study (2006). It is
robustly supported.
The area:
 would be served by the Cranbrook station and the public transport routes already
secured;
 would secure the delivery of delivery of a major piece of infrastructure south in the East of
Exeter Phase 3 Access Strategy (please see reference below);
 would be served in a highly efficient manner by the Energy Centre the use of which must
be optimised as there is little likelihood that a second centre could be delivered;
 will have a major role in establishing a high quality and thriving Cranbrook town centre;
 provides the opportunity for a major expansion of the country park/Green Infrastructure
beyond the southern extent of development, which (unlike other aspirations for a major
expansion of Green Infrastructure east of Exeter) would be delivered by the development
and potentially could form any Suitable Alternative Natural Greenspace being developed
by Natural England and part of a green wedge which we propose is provided (see below).
 will allow for north side airport related employment development (see Representations
also in respect of Policy DS13.
In relation to the Phase 3 Access Strategy, a key aspiration is to increase capacity between
the entrance point into Cranbrook (the MLR roundabout) and the junction of the former A30
with the Clyst Honiton bypass. Drawing your attention to Figure 5.1 of the Strategy you will
be reminded of the proposed offline public transport link, as a means of addressing this issue,
on a route through land south west of Cranbrook. Provision for residential and employment
development south west of Cranbrook would realise this aspiration and deliver a key link
between the station and Skypark – a fundamental part of the strategy for the West End area.
The objections to the inclusion of land to the south west of the committed development are
few and poorly substantiated. Paragraph 7.34 refers to the following:
 “expansion of the former A30 might give rise to conflict with airport activities through the
potential of noise impacts on the residents”; and
 there would be the potential for severance by the former A30.
Evidence in relation to such issues was set out in EDNCPs representations on the Core
Strategy Preferred Approach (November 2010) and remain extant.
None of these arguments would appear to be capable of any detailed scrutiny at Examination.
In particular, we would make the following important observations to the Authority as the
preparation of the Core Strategy gets closer to a consideration of its soundness at an
examination by an independent inspector.
The airport issue has been visited many times before. At the last Local Plan Inquiry, the
Council’s position was shown to be unsupportable, with the Inspector concluding that the
combination of circumstances necessary to trip agreed thresholds in terms of wind direction,
location of testing, size of plane etc were likely to occur once in a 16 year period.
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Nevertheless on a precautionary basis, agreement was reached regarding the wording of a
condition that could be applied to a planning permission to be doubly sure.
EDDC proposed a precautionary approach that housing would be entirely acceptable within
the area, subject to those properties that might be exposed to noise levels in excess of
agreed thresholds on the very occasional basis agreed, would be provided with a
straightforward mitigation strategy generally comprising insulation of bedroom windows to
modern standards.
During the RSS examination, Airport issues were again considered and clear conclusions
reached that there was nothing to preclude expansion of Cranbrook in a south west direction
as proposed by East Devon New Community partners.
More recently, the Airport’s operational arrangements have become much clearer and are set
out in the Airport Master Plan. Engine testing at night, the only issue with any potential to
cause disturbance, virtually never occurs any more - only in emergency situations. Even if it
did it, it is primarily frontage housing only that might experience extremely occasional
disturbance and is readily addressed by the condition approach.
A new Managing Director has been appointed by the Airport. Discussions with the Airport are
ongoing seeking to establish an arrangement that, working jointly, will assist in the delivery of
the Airport’s Master Plan objectives. The progressive development of the relationship with
the Airport provides further substantial comfort that the relationship between Cranbrook and
the Airport is a positive one.
In relation to severance of development on either side of the former A30, the former A30, with
a fraction of its previous traffic and major environmental improvements proposed presents no
barrier but an investment in movement by sustainable modes and should be capitalised upon.
Development of south west Cranbrook explicitly integrates the Skypark development with the
Cranbrook development and the station by virtue of a new direct public transport link as
shown in the Phase 3 Access Strategy – a major positive and evident benefit.
The approach set out in para 7.34(4) of the Local Plan therefore has an unnecessarily
negative tone. On the basis of the substantial evidence available to the Council presently and
previously submitted, expansion to the south west of the permitted development offers an
almost uniquely positive opportunity as part of the Cranbrook development. All those
dwellings within the area to the south of the former A30 will be within 1.5 kilometres of both
the railway station and the town centre.
It does so in raising the aspirations for the town as a whole and the town centre in particular.
It does so specifically in the contribution that development within this area can make in terms
of, for instance, high quality sustainable development, delivery of Green Infrastructure and
green wedge, delivery of strategic infrastructure.
Green Wedge
EDNCP has stressed through these representations the critical importance of setting out a
clear long term framework for Cranbrook and the reassurance that this will give to existing
communities and future residents.
Coalescence is not an issue in relation to the policy described in the Consultation Draft of the
Local Plan. Specifically it cannot apply to expansion to the south west of the existing
Cranbrook. Expansion to the south west would result in development significantly less close
to Rockbeare than Cranbrook already is. It would be separated by the Rockbeare Stream
floodplain. Nor east in connection with Whimple.
Nevertheless, as part of a comprehensive long term framework for Cranbrook, EDNCP
propose the designation of an area of Green Wedge around Rockbeare and between the
eastern expansion area and Whimple. The designation of Green Wedge will reaffirm that the
framework of 7,500 dwellings represents the long term capacity of the town. Plan 1 attached
proposes such a Green Wedge.
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Employment Land
EDNCP clear envisage that Cranbrook should provide significant opportunities for
employment within the new community.
Equally Cranbrook is planned as part of a series of developments within the West End of the
District and the form of such employment provision remains to be determined in the light of
progress of and compatibility with such other employment developments.
The policy should recognise that some 14 hectares of employment land or equivalent be
provided and that the provision of such land may include provision within the period 2026-31
and within the south west area as part of the best master plan solution.
Eco-town standards
EDNCP continue to object to the use of the term ‘prototype eco-town’ in respect of the
Cranbrook New Community, as we did at the Preferred Options stage in November 2010.
The District Council should be well aware of the partners commitment at Cranbrook to work to
achieve a highly sustainable development and have demonstrated this in adopting the CHP
scheme.
References to eco-town standards and to the “highest” standards in Bullet 1 are unhelpful.
 there are no generally recognised and endorsed eco-town standards upon which to base
the policy and have been superseded by practice and policy changes;
 standards for sustainable design are being progressed through various means including
the Code for Sustainable Homes and Building Regulations.
It is through these developing standards that high standards of sustainable design are
established by reference to deliverability. Committing to highest standards regardless of the
reference of currently applicable standards and deliverability cannot be evidenced.
References to eco-town standards should be deleted and references to “highest” standards
should instead refer to “high” standards or the “highest standards consistent with the
deliverability”.
Conclusions and Changes Proposed
East Devon New Community partners welcome the general approach set out in Policy DS9.
In general terms it sets out an aspirational framework that does not fetter but promotes
investment in Cranbrook, its infrastructure, its affordable housing and its town centre.
Equally, making provision for the full potential expansion of Cranbrook within the Core
Strategy is fundamentally important to the soundness of the Core Strategy regardless of the
provision made elsewhere, or indeed the scale of growth to be accommodated in the plan
period. The Core Strategy should, as it now proposes to do, take a long term view and not be
constrained by the end period of the plan. It is critical for all parties in connection with the
Core Strategy and now supports effectively investment decisions which will underpin
development at Cranbrook over the next (including in the town centre). This is of critical
importance to the legacy of what Cranbrook becomes.
For the reasons and in the light of the evidence set out above, EDNCP suggest some
rewording of the policy as drafted. Specifically:
1. The first line should be amended as follows: “Cranbrook will be developed as a
modern market town to eco-town standards”
2. Delete from third sentence “incorporating the best in environmentally friendly
technology” (as it duplicates the references in bullet 1)
3. Replace “highest standards …” in bullet 1 with “high” standards or the
“highest standards consistent with the deliverability”
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4. Bullet 2 (Jobs) of the policy should be set out in the opening paragraph of the
policy rather than in the specific requirements for 2006-2026 to recognise that
the provision of 14 hectares of land should not be explicitly and necessarily
linked to 2006 to 2026 or to east and west
5. Delete “station” from Bullet 5
6. Make provision for an extended green wedge to be included within the
Proposals Map and through references in the policy as follows: including
references: “The character and form of the existing communities of Whimple
and Rockbeare will be protected in the long term during and beyond this plan
period. Specifically no development other than the extension of the country
park and/or green infrastructure will be permitted within the Green Wedge
shown on the Proposals Map”
Paragraph 7.34 (4) should be revisited accordingly and for the reasons set out above.
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Figure 1 to Representations on Draft Strategy 9:
Proposed Green Wedge to Cranbrook
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Appendix 1 to Representations on Draft Strategy 9:
Sustainability Appraisal of Expanded Cranbrook Proposals
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Sustainability Appraisal of Expanded Cranbrook Proposals: Draft Strategy 9
In support of our representations on Draft Strategy 9 (Development at Cranbrook) we are
presenting our own Sustainability Appraisal (SA). We have used the same assessment
matrix and SA objectives as used by the Council in support of its SA of the Core Strategy
Preferred Options published in September 2010. Our SA demonstrates the draft strategy to
identify development of 6,000 homes at Cranbrook within the plan period, and up to 7,500
homes in total (including longer term expansion in a south westerly direction), to be a
sustainable option and delivering significant enhancement over the policy appraisal in the
Preferred Options in 2010.
Sustainability Benefits
Focussing development in the manner now proposed at Cranbrook offers key sustainability
benefits, these being:
 a transport led approach which seeks to maximise the population with easy access to the
town centre and to the station. A high level of accessibility is achieved for all;
 the potential to maximise the amount of residential development close to employment
opportunities and to public transport;
 the continued retention of existing features within the expansion areas site;
 an ongoing commitment to the provision made for local recreation and country park with
the potential for the expansion of the country park to the south of the existing Cranbrook
site; and
 cost-effective expansion of the district heating network to serve additional development;
 the establishment of a robust and viable town centre which is attractive for residents,
employees and visitors; and
 capitalising on, and underpinning the provision of, key infrastructure including the new
station, country park, town centre, secondary school, community facilities, many of which
canb e provided early in the development programme.
SA Objectives summary
EDNCP Sustainability Appraisal of Draft Strategy 9
SA Objectives

DS9: Development at Cranbrook

1: Decent homes

++

2: Access to services

++

3: Education and skills

++

4: Health

++

5: Reduce crime

0

6: Reduce noise

0

7: Leisure provision

++

8: Built and historic assets

+/-?

9: Land and landscape

+/-

10: Amenity and character

-?

11: Biodiversity

-?

12: Sustainable transport

++

13: Air, soil and water quality

+/-?

14: GHG emissions

+/-

15: Flood risk

+

16: Energy consumption

++

17: Waste

+/-

18: Employment

++

19: Viability of towns

+/-

20: Encourage investment

++

A full table, including a description of the basis for the revised assessment, is included within
the attached Annex.
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SA Objectives – effects of further expansion at Cranbrook
We offer the following narrative in respect of the key objectives highlighted in red above,
where the increased scale of growth at Cranbrook offers additional benefits as now proposed
by Draft Strategy 9.
Objective 2 relates to access to community facilities. Cranbrook will deliver a town centre
offering a full range of facilities, and so offers the full range of services necessary to support
development, and will offer a significant positive effect.
Objective 3 relates to education. Cranbrook already incorporates proposals for two primary
schools and a secondary school at Cranbrook meaning that there will be a well established
pattern of education provision early in the development and capacity (with the provision of
additional primary education) to accommodate expansion. .
Objective 4 relates to health. The legal agreement for Cranbrook requires provision of a 2
hectare site to accommodate a health and wellbeing centre. This centre will be available to
serve additional development at Cranbrook. The effect is therefore certain and positive. The
development form and local services are likely to promote cycling and walking.
Objective 6 relates to noise reduction. No part of Cranbrook is affected by operational noise
from Exeter Airport.
Objective 7 relates to leisure provision. Cranbrook will have a substantial range of facilities
available as an integral component of the development.
Objective 9 relates to l and and l andscape, w here assessments demon strate that proposals
for additional development at Cranbrook can be sensitively integrated with the landscape (see
representations in respect of the Preferred Options in September 2010)
Objective 12 relates to promoting non-car based journeys. Cranbrook will be served by a rail
station and bus services. It will also provide a full range of supporting facilities. We agree
that this is a significant positive effect. All expansion areas are well related to transport
infrastructure (and in particular pubic transport infrastructure).
Objective 15 relates to reducing flood risk. Cranbrook has been designed to incorporate
SuDS and through the agreed LBDS (Landscape, Biodiversity and Drainage Strategy) offers
a clear strategy for future implementation of sustainable drainage. The effect is therefore
certain and would ensure no additional flood risk will arise. There is no flood risk to the south
west and to the east areas of flood risk may be incorporated into the master plan.
Objective 16 relates to ensuring energy efficiency. Additional development at Cranbrook will
be able to make use of the permitted East Devon Energy Centre, which has been designed to
be capable of serving additional development. The use of district CHP provides a certain
significant positive effect in energy efficiency terms.
Objective 17 relates to waste management. Additional development at Cranbrook will benefit
from waste management provision already agreed through the permitted development.
Whilst new waste will be generated by additional development, at Cranbrook, this will be
managed through an extension of the existing waste management agreements. The effect is
therefore not uncertain, although it is balanced.
The whole concept of development to the east of Exeter is that this should be focussed at a
new community at Cranbrook. Cranbrook was and is planned as a new community in its own
right with its own town centre and its own station and secondary school. Policy ST12 of the
Devon Structure Plan is clear. Cranbrook is to be “well related to but separate from existing
settlements” which has scored consistently better in the sustainability appraisal, should be the
focus for further development. Focussing additional growth at Cranbrook will allow
investment in community facilities, transport, and sustainable development already committed
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in the first phase of development to be harnessed and expanded to serve future growth. The
positive effects of this will be realised under a full range of policies.
The permitted scheme at Cranbrook will be supported by a range of facilities, comprising
education, social, community and health and wellbeing uses. A district CHP network is
already committed for the first phase of development, and is capable of expansion to serve
additional development. Additional development will benefit from these established facilities
and will ensure that additional growth forms part of an integrated community. This will help to
reduce the need to travel, and will support self sufficiency. Capacity has already been (or can
be) built into the proposal to allow expansion of these facilities to serve additional
development. An expansion of Cranbrook will be able to benefit from well established
facilities.
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Annex to Appendix 1:
Revised SA Matrix for Draft Strategy 9
Draft Strategy 9: Development at Cranbrook
Assessment assumes DS9 allowing for 6,000 homes in the plan period and up to 7,500 homes at Cranbrook
1: To ensure everybody
has the opportunity to
live in a decent home

++

This proposal is likely to have a significant positive effect on this objective as it allows for the provision of 6,0000
new homes at Cranbrook up to 2026, with mechanisms in place to ensure delivery of affordable housing, and
delivery of up to 7,500 homes in the,longer term.

2: To ensure that all
groups of the population
have access to community
services

++

Significant effects on this objective area likely to result from the proposal as it allows for mixed use development
at Cranbrook which will include social and community facilities which will be easily accessible to all residents.
More [people will be closer to such planned facilities which will increase sustainability benefits.

3: To provide for
education, skills and
lifelong learning to meet
the needs of the local
population and meet local
employment needs

++

Significant effects on this objective area likely to result from the proposal as it allows for mixed use development
at Cranbrook which will include education facilities which will be easily accessible to all residents as well as
employment provision through the allocation of 14ha of employment land, which should increase the
opportunities available for work-based training and skills development. More people will be close to jobs in the
West End and to the education facilities in Cranbrook will deliver sustainable benefits,

4: To improve the
population’s health

++

This proposal places emphasis on encouraging walking and cycling which should have a positive impact on the
health of local people. In addition, the development at Cranbrook is to be mixed use, incorporating easily
accessible community services and facilities which is taken to include health services (although this is not
explicitly specified). The likely effect of the policy is therefore positive but in this sense uncertain, because if
adequate health services are not provided to support the growing population, the existing services may become
overloaded. The delivery of a health and wellbeing centre at Cranbrook forms part of the agreed S106 provision
for the first phase of development. Additional development will be able to take advantage of these facilities,
which will be within walking and cycling distance.

5: To reduce crime and
fear of crime

0

The preferred option is not considered likely to have an effect on this objective. Increased levels of employment
in the area resulting from development, and thus greater prosperity, may lead to reduced crime levels, although
this is an indirect effect and cannot be assumed.

6: To reduce noise levels
and minimise exposure of
people to unacceptable
levels of noise pollution

0

The large number of new homes and other development proposed at Cranbrook is to take place on a phased
basis, meaning that residents of new homes may be disturbed by ongoing development in close proximity to their
homes. This effect is only expected to be relatively short-term however. There will be no long term impact as a
consequence of the expansion of Cranbrook to the south. Where a positive relationship exists with the airport.

7: To maintain and
improve cultural, social
and leisure provision

++

Significant positive effects on this objective area likely to result from the proposal as it allows for mixed use
development at Cranbrook which will include social and community facilities which will be easily accessible to all
residents. Additional development of the town centre and a wide range of facilities available as a result of the
higher housing provision.

8: To maintain and
enhance built and historic
assets

+/- ?

The development planned at Cranbrook may have an adverse impact on the setting of historic assets such as
listed buildings, although this will depend on the location of any such assets and on the nature and design of the
development that takes place. However, the development may have a positive impact on the overall quality of
the built environment, as the new buildings are likely to be of a high quality. As such, the potential effects are
mixed and are at present uncertain. There will be no significant impact of additional development at Cranbrook.

9: To promote the
conservation and wise use
of land and protect and
enhance the landscape
character of East Devon

+/-

Additional development at Cranbrook can be sensitively planned and integrated into the landscape, with a
neutral effect on the surrounding landscape. Our representations made at Preferred Option stage demonstrate
the acceptability of all the expansion areas in landscape terms.

10: To maintain the local
amenity, quality and
character of the local
environment

-?

The large-scale development planned at Cranbrook may have an adverse effect on local amenity by increasing the
level of vehicle traffic and general human activity in the area from the baseline position.. The creation of a new
town may also impact on the character of the surrounding area but by focussing development in a high quality
new town will reduce impact overall.

11: To conserve and
enhance the biodiversity
of East Devon

0

The effects of this option will depend upon the proximity of the development to any particular biodiversity
assets.

++

The proposal states that there will be an emphasis on encouraging walking and cycling through the provision of
accessible routes, and the location of Cranbrook close to the main urban area of Exeter means that public
transport use may be relatively more feasible here than elsewhere in the District. In addition, the provision of
community services and facilities within the new development will have the effect of reducing the need to travel
elsewhere for shops and other community facilities and services. Development south of Cranbrook will ensure
easy access to Skypark, the town centre and the new railway station to further enhance sustainability benefits.

12: To promote and
encourage non-car based
modes of transport and
reduce journey lengths
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Draft Strategy 9: Development at Cranbrook
Assessment assumes DS9 allowing for 6,000 homes in the plan period and up to 7,500 homes at Cranbrook

+/-?

The development at Cranbrook appears to be proposed on mainly greenfield land; therefore a negative impact
on soil quality is possible, with soil sealing and compaction being likely to become an issue during both the
construction phase and once developments are built, with potential impacts on water infiltration and quality.
Local sewage treatment works will cope with the additional demand placed by the new development. However,
the emphasis that the proposal places on sustainable modes of transport means that positive effects are likely in
relation to air quality. Overall, the likely effects on this objective are therefore mixed but uncertain.

14: To contribute
towards a reduction in
local emissions of
greenhouse gases

+/-

The proposal states that there will be an emphasis on encouraging walking and cycling through the provision of
accessible routes, and the location of Cranbrook close to the main urban area of Exeter means that public
transport use may be relatively more feasible here than elsewhere in the District. As such, private car use may
be less widespread, indicating likely positive effects on this objective. However, development of this scale will
inevitably result in an increase in greenhouse gas emissions; therefore the overall effect is likely to be mixed.

15: To ensure that there
is no increase in the risk
of flooding

+

The Landscape, Biodiversity and Drainage Strategy (LBDS) approved for committed development at Cranbrook
provides a template for additional development. This strategy offers a clear basis for recognising that flood risk
can be effectively managed in future development at Cranbrook. Additional development at Cranbrook will
benefit from established practice with the principles already set out in the LBDS for Cranbrook.

16: To ensure energy
consumption is as efficient
as possible

++

Additional development at Cranbrook can benefit from the early implementation of district CHP which has been
designed to allow expansion to serve further development. This technology will be available from the outset for
additional development at Cranbrook. Additional development at Cranbrook will benefit from established
practice.

17: To promote wise use
of waste resources whilst
reducing waste
production and disposal

+/-

The wise use of waste resources and the reduction of waste production and disposal will not be affected by the
spatial location of development; instead it will be determined by waste management practices within the
development. As such, mixed effects are likely. Existing good practice at Cranbrook can be extended into
additional development.

18: To maintain
sustainable growth of
employment for East
Devon, to match levels of
jobs with the
economically active
workforce

++

The proposal states that the mixed use development will incorporate job provision, indicating that positive
effects on this objective are likely. The provision of 14ha of employment land should have significant positive
effects in terms of ensuring that jobs are provided to support the growing population.

19: To maintain and
enhance the vitality and
viability of the Towns of
East Devon

+/-

With further development, the new town of Cranbrook will become an increasingly viable town, providing
services and facilities in a series of neighbourhood centres and increasing self-sufficiency. This could lead to a
reduction in the proportion of Cranbrook residents commuting into Exeter for work. As such, the overall effects
on this objective are positive.

20: To encourage and
accommodate both
indigenous and inward
investment

++

The proposal allows for the provision of 14ha of employment land within the new town at Cranbrook, indicating
that positive effects are likely in terms of encouraging inward investment. In addition, the large amount of
housing to be provided in Cranbrook will increase the available workforce which may prove attractive to
businesses looking to locate in the District.

13: To maintain and
enhance the environment
in terms of air, soil and
water quality
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DS10 – Blackhorse
East Devon New Community partners raised substantial and strongly held objections, in
2010, in relation to the proposals then put forward in the Preferred Approach in respect of
land at Blackhorse.
Whilst the partners welcome the reduction in the number of dwellings proposed from 2200 to
a maximum of 600, the concerns previously raised continue to apply and reference should
continue to be made to the objections of the partners in November 2010.
In summary, those concerns were and remain focussed on three issues:
 the inherent unsuitability of the proposals in planning terms
 the impact of the proposals on the primary objective – the delivery of Cranbrook and in
particular the delivery of key infrastructure and of the town centre at the earliest
opportunity;
 the inability to guarantee the phasing of any development at Blackhorse so that it doesn’t
impact upon the implementation of Cranbrook.
It is unsuitable and inappropriate for the following reasons:
 in physi cal planning terms, the pro position in the Prefe rred Approa ch i s to extend
development between Junction 29 of the M5 towards the expanded Cranbrook conflicting
with the strategy for the West End and the Structure Plan expectation that Cranbrook is to
be “well related to but separate from existing settlements”.
 development at Blackhorse would be isolated and have no ready access to key facilities
such as major food sh ops and se condary education. It’s ability to supp ort services an d
facilities will be extremely limited.
 the lack of any positive evi dence base arisin g from public con sultations whi ch, instead,
have resisted develo pment at Bl ackhorse fo r a va riety of re asons in cluding th e lo ss of
grade 1 a gricultural la nd, reli ance on Cranbrook fo r community infra structure, loss of
green sp ace aroun d Exeter and bet ween Exet er and Cran brook, adverse impact on
Pinhoe, and flood risk.
 the lack of a supporting evidence base from statutory consultees which instead have
either objected to the proposals on the basis of technical objections (such as airport noise
issues and the relationship with the flightpath) and/or because the proposals detract from
the more sustainable option at Cranbrook (including Natural England, the City Council,
CPRE, Devon County Council);
 the proposed allocation would not be suitable in landscape terms, for the rea sons set out
in the Landscape Technical Note appended to EDNCP’s November 2010 representations
with the character of the West End compromised in landscape and development terms
 the lack of a deliverable access strategy and t he use of cap acity that is bein g created in
the co rridor as p art of th e strategy to ac commodate the existin g develo pments of the
Skypark, Cranbrook and the Science Park developments.
 the important policy objection that part of the site may be subject to flooding;
 the uncertain and potentially negative relationship with the Exeter Green Infrastructure
Strategy;
 the cost of i nfrastructure necessary to ope n u p a new site whi ch would substantially
reduce the opportunity to investment in affordable housing and community inf rastructure
and sustainability issues at Blackhorse;
 the lack of any robust supporting evidence in the Sustainability Appraisal process
conducted by EDDC for development at Blackhorse and contrary to evidence set out by
the partners in the supplementary and updated Sustainability Appraisal which
accompanied the November 2010 representations by the partners.
In term s of i mplementation, the Blackhorse proposal will have a substantial i mpact on the
delivery of Cranbrook and hence the strategy for the East of Exeter. The reasons for this are
clearly explained and evidenced in EDNCP’s November 2010 representations.
Whilst it is ackno wledged that the Plan doe s not in tend develo pment at Blackho rse to take
place until the 2021-2026, the partners are concerned that it will be difficult to guarantee that
no devel opment will ta ke place b efore 202 1. Su ch concerns are compounded by th e
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representations du ring th e pro cess to date by the lando wners, and at the Exeter Cor e
Strategy exa mination, to the effect th at an ap plication for Bla ckhorse i s i n the cou rse o f
preparation.
Irrespective of whether development commences at Blackhorse shortly, or in 2021, there are
significant impacts on the delivery of Cranbrook as described and evidenced in previous
representations and as follows:
 the build out rates at Cranbrook would be likely to be detrimentally affected were
development to take place in parallel at a location so near by with Blackhorse impinging
directly on the market for homes to be built in Cranbrook;
 the slowing down therefore of delivery rates within Cranbrook (as a consequence of the
development of land north of Blackhorse) will have the direct effect of delaying the
delivery of facilities and services at Cranbrook that are tied to occupation triggers.
 the actual and perceived reduction in build out rates at Cranbrook as a result of the
proposed development at Blackhorse will result in a reduction in commercial confidence
and is likely to delay delivery of the planned commercial facilities and services at
Cranbrook.
 the consequence of delay in the delivery of services and facilities could mean that it will
take longer to establish the sense of place within Cranbrook and to deliver on the vision
objective of a bustling and thriving market town. This in turn presents a risk to completion
rates and to the sustainability of Cranbrook in its early stages.
The concerns in relation to the impact of Blackhorse on Cranbrook are not only clearly
evidenced but shared and echoed by the County Council in responding to the consultation on
the Blackhorse proposals. Proposals such as those at Blackhorse “must not put at risk the
delivery of a sustainable new community at Cranbrook which is at an advanced stage of the
planning process…Once development has commenced at Cranbrook it will be essential to
maximise the rate of implementation in order to secure the earliest delivery of necessary
community infrastructure – in order for it to be as self-contained and sustainable as possible
at each stage of development”.
The evidence is that this is just what the Blackhorse proposals would do.
Conclusions and Changes Sought
Although we support the reduction in the amount of development proposed at Blackhorse
(which will reduce the potential impacts on Cranbrook), we believe that further thought must
be given to the proposal. For the reasons set out above the partners continue to oppose the
modified proposals at Blackhorse.
The only basis upon which very limited development would be appropriate at Blackhorse
would be if the proposals formed a coherent element of the strategy for the West End rather
than a standalone development.
In this regard the County Council has produced a Phase 3 access strategy to facilitate the
further phases of development proposed in the Consultation Draft of the East Devon Local
Plan. This has identified a need for a further crossing of the M5, using Tithebarn Lane.
East Devon partners consider that the link now being constructed through the Science Park
will provide this link. Other options that have been mooted are the provision of a “parallel”
link to the east of the Science Park development. Development at Blackhorse could only be
considered to be acceptable in physical terms and in terms of the landscape and pattern of
development in the corridor if framed in the context of such an alternative link route.
Development at Blackhorse should only be included in the Plan and be released for
development once such a link road has been committed or implemented or is delivered as
part of a comprehensive package of proposals for Blackhorse. This needs to be explicit in
any Policy DS10 that the Council may retain within the Local Plan (see policy wording below).
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However, in such circumstances, we consider that some further important safeguards need to
be put in place to ensure that the proposal supports rather than undermines the strategy for
the West End:


A clear policy restriction on commencement prior to 2021 or 4000 dwellings must be
established in DS10 and rigorously enforced. This will ensure that the strategic policy
direction set out in DS1, DS2 and the priority afforded to Cranbrook are upheld.



The scale of development at Blackhorse should be capped in policy to preclude the
extent of development extending or intensifying.



A green wedge should be established in policy to protect adjoining areas from
coalescence (this is consistent with the proposed approach at Cranbrook which we
explain in DS9).



Certainty must be provided for the delivery of the Phase 3 link road in terms of
safeguarding land. It is imperative that on first implementation of any proposal for
Blackhorse that all the land necessary to deliver the parallel link to the east of the
science park as described in para 7.41 of the Local Plan, be made available to the
local planning authority. This must be on first implementation and must include the
entirety of the route between the former A30 and Tithe Barn Lane and not just parts
of that route.

Whilst the Partners continue to oppose the Blackhorse proposal any proposal that is included
should be amended as follows.
We therefore propose that the following wording changes and additional policy wording be
added to DS10 if that is retained.
The first two sentences of Policy DS10 should be revised as follows:
“Subject to a second link road having been delivered, or committed, to the east of the
Science Park, additional housing land will be released for development to the east of
the Science Park in the last phase of the Plan i.e. post 2021 or once 4,000 dwellings
have been commenced east of the M5, whichever is the sooner. Such land will be
defined in relation to the physical form of such a link road but will in no circumstance
exceed 600 dwellings in this plan period or beyond and which will be designed to form
a village type…”
The following additional text must be added
5. Transport. On first implementation of any proposal for Blackhorse all the land
necessary to deliver the parallel link to the east of the science park as described in
para 7.41 of the Local Plan (the alternative Phase 3 link) shall be made available to the
local planning authority. This must be on first implementation and must include the
entirety of the route between the former A30 and Tithe Barn Lane and not just parts of
that route.
6. Green infrastructure – a green wedge will be identified to the north and east of the
proposed development to ensure that the proposal is contained and that coalescence
with other settlements is precluded”
Planning permission will not be granted unless the scheme is compatible with a
programme of works that will achieve the delivery of a co-ordinated package of
integrated development in the West End. Delivery will be secured through legal
agreements with secure appropriate financial contributions and land to ensure the
timely implementation of the appropriate infrastructure.
Amend para 7.47 second sentence as follows: “Post 4,000 homes East of the M5, it will may
be necessary to provide for Access Strategy 3 – an alternative route into Exeter avoiding
junction 29. This route will pass immediately to the east of the science park and enter the
City via Tithebarn Bridge.

David Lock Associates
January 2012

31

East Devon New Community Partners
Representations on The New East Devon Local Plan

DS11 – Urban extension at Pinhoe
The partners are concerned about the development of those dwellings at Pinhoe that are not
already subject to a resolution of grant consent by the Local Planning Authority. The site is
not likely to be capable of being adequately accessed and is likely to have an impact on the
primary objective of delivering Cranbrook and all its related facilities, services and
infrastructure quickly. Any such impact would be a negative outcome because of the inherent
sustainability advantages of Cranbrook over all of the other West End locations.
Changes sought
The inclusion of the additional Pinhoe allocation is therefore objected to and should be
deleted
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DS13 – Exeter Airport
We support the provision made for expansion to Exeter Airport and new employment
opportunities.
It is understood that the Airport is very to achieve the development of land surrounding the
airport for employment uses on its north side. This would be supported by the partners.
Therefore, in order to support the Airport Master Plan and Council's objectives, and to secure
employment growth in a key local sector, we would support the promotion of specific,
identified, airport related employment uses on the north side of the Airport, outside of land
currently owned by the airport adjacent and complementary to, the Skypark development.
In the first instance potential occupiers should be restricted to specific sectors to include:
 airfreight handling companies
 airport supply industries
 airpo rt engineering companies
 air training industry providers
Changes Sought
We propose a policy to facilitate such and expansion of employment is added to Policy DS13:
“In order to support the Airport Master Plan and Council's objectives, and to secure
employment growth in a key local sector, we would support the promotion of specific,
identified, airport related employment uses on the north side of the Airport, outside of
land currently owned by the airport adjacent and complementary to, the Skypark
development.
In the first instance potential occupiers should be restricted to specific sectors to
include:
 airfreight handling companies
 airport supply industries
 airport engineering companies
 air training industry providers”
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DS26 – employment land and job provision
Whilst we understand the principle underlying the draft strategy, we consider this approach to
be too inflexible (a key test of soundness) and inappropriate as a blanket policy.
Draft Strategy 6 recognises the West End as being a strategic location where employment,
residential and community facilities are well related and easily accessible. The major
employment proposals which are located immediately adjacent to Cranbrook will be
connected by public transport and walking and cycling routes. The employment locations will
generate large numbers of new jobs of various types. Moreover developments in the West
End of the District, and indeed in other locations (such as Exmouth), are located within the
Exeter Housing Sub-market which is a self contained labour market. Planning at Sub-market
level which the SHMA approach encourages requires consideration to be taken of emerging
employment within that housing market including the opportunities in Exeter also. The
approach to the West End is therefore one of balancing homes and employment across a
defined area, rather than within individual components of the area. It is for these reasons
Cranbrook (for instance) has not been planned to be entirely self-contained. This approach is
entirely consistent with the approach set out in DS4.
Whilst the formula approach could be considered outside the West End of the District, within
the West End the approach should be for specific employment allocation in Cranbrook for
instance but not one based on a District wide formula as is the case.
Notwithstanding the above, EDNCP also argue that the ratio used (1 hectare per 250 homes)
takes no account of job density variations (that is, variations in the likely level of jobs numbers
created per hectare of employment land).
Recommended Change
If this policy is taken forward then it should explicitly exclude the West End from its provisions
as employment planning has already formed a carefully identified element of the West End
policy section.

David Lock Associates
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DS29 – affordable housing
The Draft Strategy recognises that lower affordable housing targets should apply to major
‘West End’ development sites and proposes a target of 25% affordable housing provision in
those areas. We strongly support that approach. It is clearly well founded on a robust
evidence base (the Affordable Housing Viability Study). EDNCp support the identification of
the strategic West End development sites within the area to which the 25% target should
apply. This is entirely consistent with the evidence base.
However, we are concerned that having taken this approach, the policy seeks to leave open
the level of affordable housing which will actually be sought through negotiation. It is not
appropriate to seek to achieve a higher proportion of affordable housing than that advanced
as the target. This removes certainty and clarity from the policy, particularly since no upper
limit is in place. There is in effect no target. This is totally contrary to PPS3.
We strongly object to that approach. It is critically important that in bringing forward proposals
for development, a clear target is set out for development. That target, the evidence says, is
25% in the areas defined. There is no evidence, particularly in the West End where
infrastructure and development costs are high, to suggest higher levels of affordable housing
could be supported.
Whilst we recognise that there is a degree of flexibility in the ‘target’ to achieve 70% social or
affordable rent accommodation, we consider that given current uncertainty in the affordable
housing model, such a heavily skewed target should be avoided. The mix of affordable
housing provision should respond to need and circumstances, and should not be prescribed.
It takes no account of affordable rent which is clearly identified in PPS3 as an affordable
tenure.
EDNCP welcome the commitment to consider issues of viability and mix, taking account costs
relating to brownfield sites, addressing contamination and the provision of wider benefits. This
should not however be an exhaustive list. Account must be taken of development costs
generally and not just on brownfield sites, of the availability of subsidy, and of the available
mechanisms that may be available to deliver affordable housing at the time of a planning
permission (e.g. affordable rent and discounted market). The latter point is relevant because
of the changes that may be anticipated in the delivery of affordable housing in coming years
and the need for the Core Strategy policy to be flexible and alive to such changes. Provision
should be made in the policy for the delivery of affordable housing through discounted market
and affordable rent mechanisms.
Critically, the means of determining the viability of a development and the affordable housing
element will be a matter of negotiation and to be determined at the time of any planning
application. Policy references to “full financial disclosure” are unnecessary and unhelpful. The
issue simply as far as policy is concerned that viability issues, understood on a sufficient
basis (which the Council has assembled in its Local Plan evidence base), will be one
consideration in determining the level of affordable housing in a new development.
Recommended Changes
EDNCP support a target of 25% within the West End.
However to ensure that the policy is sound, being deliverable and founded on a robust
evidence base, and provides certainty the following changes are required:
The second sentence should be modified as follows:
Within the areas defined in the following table, the Council will seek the provision of a
minimum or 25% of the dwellings shall be affordable unless viability evidence shows
that a higher percentage is achievable
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In the table delete as follows “Viability of large West End sites may show scope to
provide higher percentages”
Delete the target of 70% social rented affordable housing provision, instead
recognising the ability to respond to demonstrated need and circumstance and allow
for the delivery of affordable housing through discounted market and affordable rent
mechanisms.
Amend penultimate sentence as follows:
“The District Council will consider issues of development viability and housing mix,
development costs (including additional costs associated with the development of
brownfield sites), the availability of funding, mitigation of contamination and the
provision of community benefits and the available mechanisms for the delivery of
affordable housing at the time provided the assessment process is completely
transparent and there is full financial disclosure by stakeholders”

David Lock Associates
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DS30 – Lifetime homes
The proposed policy approach to lifetime homes – that all affordable units and 20% of market
housing be built to lifetime homes standards – is not an appropriate policy for inclusion in the
Core Strategy.
There is no evidence to support a specific quantity of lifetime homes as a general rule –
whether in terms of the need for lifetime homes, the impact such provision has on
development costs and design and specifically in relation to a particular threshold of 20% for
market housing or 100% of affordable.
That there is a growing number of elderly people in the population does not provide any
substantive justification for it, let alone the specific targets within in. Nor is it flexible in
responding to changing circumstances.
Whilst there is a need to accommodate these demographic changes, this does not amount to
an evidence base to support the provision of lifetime homes, particularly on the scale sought
which is dramatically in excess of likely demand. We consider that there are better ways of
accommodating specialist housing needs.
The introduction of lifetime homes has a significant effect on the design of new properties and
on the layouts of development. The provision of lifetime homes on this scale would have a
dramatic and detrimental effect on housing layout and the forms of new developments. The
costs of provision have not been assessed and are substantial. Adaptability of individual
homes may be a solution for some households with changing requirements but is not the only
solution or even the most likely one. It is unlikely to be appropriate throughout either sector
because, contrary to expectations, such adaptations will have the effect of limiting the
transferability of properties in the affordable and private housing sectors and will unhelpful
add to friction in the housing market. This would be contrary to how both sectors would be
intended to operate.
We therefore consider the policy as drafted to be prescriptive and fails to take account of
individual circumstances. The inclusion of lifetime homes in any development scheme could
only be considered following an understanding of the circumstances of the particular site and
through negotiation. We therefore recommend that no policy should set out specific targets or
requirements for the number of lifetime homes to be provided.
Changes Sought
The first sentence of Policy 30 should be deleted.
Without prejudice to this view, were a policy to be proposed, then no specific targets
should be included, simply a policy of the Council to seek to negotiate a proportion of
lifetime homes subject to …
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DS32 – Sustainable construction
The emerging Plan recognises the changing role of Building Standards and national policy in
helping to deliver sustainable construction. Following the change in Government and the
recent economic downturn, further developments in National Policy are being introduced
through the Plan for Growth document published by the HM Treasury in 2011. The document
outlines the measures that the Government are taking and strategies that they are looking to
implement to ensure Britain’s economy can recover from the recent recession and proceed to
flourish without unnecessary constraints as barriers for success.
Plan for Growth states that a review will be undertaken to ensure that standards and
requirements are assessed based upon cost-benefit, with the intention of reducing any
unnecessary duplication and inconsistency within planning policies and construction
standards; and help to remove unfeasible targets that make developments financially
unviable. The report goes on to say:
“2.296 The Governm ent will wo rk with industry experts to identify and redu ce
duplication, redundancy and inconsistency in construction standards, based on costbenefit analyses. Recommendations will be published at Budget 2012 …
9) The Government is announcing t he re gulatory re quirements for zero
carbon homes, to apply from 2016. To ensu re that it rem ains viable to build
new ho uses, the Gove rnment will hold housebuil ders a ccountable only fo r
those carbon dio xide em issions that are covered b y Buil ding Regulatio ns,
and will provide cost-effective means through which they can do this.
2.297 The UK needs to deliver carbon savings in order to m eet the Carbon B udgets
to which the Government is committed. This means that the carb on footprint of new
homes cannot be allowed to add to overall carbon reduction burdens.
2.298 Building Regulations cover carbon dioxide emissions from energy u se through
heating, fixed lighting, hot water and building services. They do not cover emissions
related to en ergy use fro m cooking o r from plug-i n electri cal a ppliances su ch a s
computers, as these are beyond the influence of housebuilders and will be addressed
by other policies, for example the EU Emissions Trading Scheme.
2.299 The G overnment wi ll introduce m ore realistic req uirements fo r on -site carbon
reductions, e ndorsing the Zero Carb on Hu b’s expert re commendations o n the
appropriate l evels of on -site re ductions as the sta rting p oint fo r f uture con sultation,
along with th eir advice to m ove to an appro ach based on the carb on reductions that
are a chieved in real life, rathe r than those predicted b y m odels. Thi s will be
complemented by cost-effective options for off-site carbon reductions, relative to the
Government’s p ricing of carbon, a nd Government will work wit h indu stry th rough
consultation on how to take this forward.”
This indicates that forthcoming amendments to national and local policies to remove
unnecessary duplication of sustainability targets, placing far more emphasis and weight
behind national policy and removing the significance of local policy requirements.
This adds considerable weight to the approach set out in the Planning and Climate change
Supplement to PPS1 which addresses fully the approach to be taken in respect of local
standards for sustainable construction: “Planning Authorities should help to achieve the
national timetable for reducing carbon emissions from domestic and non-domestic buildings”
(para 30). Where local planning authorities propose any departure from the national timetable
by seeking to impose a more stringent requirement of development then planning authorities
must:
 “be able to clearly demonstrate the local circumstances that warrant and allow this”
(para 31)
 “ensure that what is proposed is evidence based and viable, having regard to the
overall costs of bringing sites to the market (including the costs of any supporting
infrastructure) and the need to avoid any adverse impact on the development needs
of communities” (para 33);
David Lock Associates
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“in the case of housing development…demonstrate that the proposed approach is
consistent with securing the expected supply and pace of housing development”
(para 33)

There is good reason why PPS1 in promoting construction is very reticent about the
application of different local standards. National standards are determined on the basis of
rigorous technical and cost information and on the basis of detailed consultation on such
issues. The standards developed are the most appropriate means of achieving the
Governments demanding objectives in relation to climate change.
On this basis, the proposed policy approach– that major strategic developments exceed the
requirements of sustainable construction at the point of planning permission – is not an
appropriate policy for the Core Strategy.
In reality the developments within the West End are already achieving high standards of
development. However in policy terms there is not the evidence or justification in place to
suggest that as a matter of policy West End developments should exceed national standards
which are already moving forward very rapidly. There is no technical assessment or cost
assessment. For a local planning authority to depart from national standards should be rare
on only on the basis of a full understanding of costs and technical matter which is most
unlikely to be available to them. There is not that evidence base in East Devon generally let
alone on a site specific basis.
Moreover the approach to sustainable construction is broadly based. It is inappropriate to
single out one aspect – mater harvesting and waste handling – as specific measures to be
addressed in preference to others.
Changes Sought
Whilst development in the West End is achieving high standards of design the policy
approach set out in DS32 needs to closer reflect national guidance that it is national
standards that should form the basis of local policies on sustainable construction.
Policy DS32 should be amended as follows.
 Replace the second paragraph as follows: Developments of 10 or more dwellings
should take account of CSH or BREEAM standards with developments complying
with the prevailing Building Regulation standards (which are the means by which
the CHS and BREEAM standards) are being implemented.
 Delete the first sentence of para 3 “Due to their scale…”
 Delete the second sentence of para 3 “The Council will wish…”
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DS37 – open space

The open space standards set out in DS37 are currently not supported by an evidence base,
since the open space strategy is acknowledged as being in preparation. It is critical that, prior
publication of the next iteration of the Plan, the open space strategy is published in draft and
for consultation. This will allow comment on the sustainability of the Local Need areas and
the emerging standards.
Changes Sought
Until such time as the open space strategy is published in draft and for consultation,
the information is made available, the specific standards presented cannot be
supported.
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DS40 – ecology
The requirements of DS40 to “conserve and enhance” are insufficiently flexible and the
requirement to both conserve and enhance is onerous, given that some elements of the
landscape will, inevitably, require some mitigated change.
Changes
We recommend that the term “conserved and/or enhanced” is used in DS40.
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DS44 – Infrastructure delivery
Section 106 contributions will in the future be limited to those elements required to mitigate
the impacts of the development directly and limited to site specific issues.
In relation to section 106 contributions it would be helpful to add specific references to the role
of CIL.
It is also superfluous to refer to requirements being met “in full”.
The second bullet point goes beyond the terms of the section 106 agreement which is to
mitigate the impacts of development. It will not always or necessarily be the case that this is
achieved by alternative provision particularly of enhanced value.
Changes Sought:
For the reasons set out above it is proposed that the second para of the policy be
revised as follows:
Through section 106 Agreements and negotiations over site development and where
otherwise not met through CIL or alternative committed schemes or proposals the
Council will ensure that:
Infrastructure requirements that arise as a direct consequence of developments are
met in full and to serve the needs of the proposal and occupants and users;
The loss of, or any significant adverse impacts are appropriately mitigated on, any
significant amenity of resource present on site prior to the development is offset by the
provision of alternative facilities that are of equal or greater value.
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Representations to Development Management Policies:
EN14, EN20, H3, TA9 and SH1
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EN14 – Agricultural land
We support the general thrust of draft policy EN14, but consider that where land is subject to
an allocation, the provisions of EN15 should not apply. The judgment as to whether to
allocate land for development should include considerations of agricultural land, meaning that
the provisions of EN14 will have already been addressed.
Changes Sought
We recommend that EN14 be reworded as follows:
“… Planning permission for development affecting agricultural land not otherwise allocated
for development will only be granted exceptionally if there is an overriding need for the
development and either…”
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EN20 – Flood risk
Draft Policy EN20 provides a basis for assessing development proposals with respect to flood
risk. We support this approach, and in particular the recognition that not all land uses
represent vulnerable development and that less vulnerable development may be acceptable
within higher flood risk areas. However, we are concerned that the assessments are tied to
the east Devon FRA rather than to national policy set out in PPS25. Table D3 of PPS25
(revised March 2010) provides a clear and concise matrix for assessing vulnerability and flood
risk, and should be the reference point for the policy. This approach ensures that changes in
national policy – driven by the Environment Agency and government – can be reflected in
local practice, without the need for review of technical documents.
We also consider that where land is subject to an allocation, the requirement established by
EN20 for a sequential assessment is unnecessary. Allocate land for development should not
include a sequential assessment, meaning that those provisions of EN20 will have already
been addressed in the plan process.
Changes Sought
We recommend that a new sentence be added to the end of the first paragraph of EN20 as
follows:
“Allocated sites have already been subject to this sequential approach and will not be
required to undertake further assessment”
We therefore recommend that the reference in the last sentence of EN20 refer not to the
East Devon Flood Risk assessment, but to PPS25.
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H3 – mix of dwellings
The reference to sites providing totality of small houses does not appear to be justified.
Proposed Change:
Delete “or totally, of smaller dwellings”.
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TA9 – parking provision
Draft policy TA9 requires major developments to provide charging points for electric cars.
There is no evidence presented to justify the requirement for charging points, nor any
indication of the extent of provision, type of provision or means of delivery. These are issues
which can be best addressed as part of the preparation of the green travel plan for a scheme,
and taking into account public or private funding opportunities and other sustainable transport
measures.
Changes sought:
We therefore object to the inclusion of the last sentence under draft policy T9.
Reference to cycle parking should not be prescriptive but reflect the circumstances in each
case. The requirement that for all developments at least 1 bicycle parking space be provided
per home should be deleted or modified to refer to the need generally for developments to
make appropriate provision for bicycle parking.
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SH1 – town centre
The development at Cranbrook will be focussed around a new town centre. The Council is
aware that the EDNCP wish to progress those proposals to ensure that facilities are available
to serve new residents in the early phases of development. It is critical that the new town
centre is recognised in policy and that support is thereby made available for new town-centre
compatible uses wishing to establish there. To that end, we recommend that the new town
Cranbrook is recognised on the Proposals Map under Policy SH1 in due course.
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1.0

Summary of Representation
The New East Devon Local Plan 2006-2026 Consultation Draft proposes a major mixed use
strategic development to the east of Axminster for “…up to, and in the longer term potential
for more than, 650 new homes to help provide a north-south relief road for the town, but to
also increase the critical mass of residents in the town to support the future vitality of
Axminster.”
We contend that this proposal is not founded on a thorough and credible evidence base. This
representation sets out evidence that the views of the local community have NOT been
adequately taken into account and that when offered a choice of options for addressing their
concerns about traffic problems in the town centre they did not opt for a relief road, and they
would prefer a more limited scale of growth.
We reflect that plan-making has not been backed by robust facts, in particular in respect of
the ability of the proposed relief road to relieve traffic problems in the town centre. Our own
evidence, based on DCC data, indicates that traffic problems in the town centre will increase
as a result of the relief road and associated development, not decrease as EDDC maintains.
The road is not therefore a ‘relief road’ at all and EDDC is wrong to suggest that it is.
We also argue that there is insufficient evidence to demonstrate that the scale of
development planned will result in balanced growth and increased vitality for the town, and
that the cost of a relief road would limit developer contributions to such an extent that even
essential provision would not be forthcoming. EDDC is misleading the Axminster
community by suggesting that an extension of 650 homes to the east of the town will address
these local issues.
We further contend that alternative strategies have not been adequately considered. When
alternatives were assessed in 2010, the proposed allocation of land to the east of Axminster
was rejected and we argue that the reasons for rejection remain valid.
We question the deliverability of the level of new housing proposed in Axminster given
market conditions and the high risk of saturation. There are further questions specifically
about the deliverability of the proposed housing east of Axminster within the plan period,
and therefore the deliverability of the proposed relief road.
In the light of these points, we argue that East Devon District Council is misrepresenting the
situation to the Axminster community, by offering benefits of development without the
means to back up that offer.
For the reasons given in this representation, we believe the expansion east of Axminster as
proposed in the New East Devon Local Plan Consultation Draft to be neither sound nor
sustainable.
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2.0

Introduction
This representation is made in response to East Devon District Council’s (EDDC) New East
Devon Local Plan 2006-2026 Consultation Draft December 2011. It is made by LDA Design,
supported by Parsons Brinckerhoff (PB) on behalf of Simon Edwards, owner of Sector Hall, off
Sector Lane, approximately half a mile to the east of Axminster.
The representation predominantly references Chapter 8 of the New Local Plan Draft that
addresses the future of Axminster and, more specifically, Draft Strategy 15 relating to the
proposed allocation of land east of Axminster for an urban extension.
LDA Design is an acknowledged national leader in landscape and environmental planning,
community regeneration and masterplanning. PB is a global engineering and environmental
consultancy with huge experience of advising the public and private sector on infrastructure
delivery and transportation planning. They have reviewed EDDC’s New Local Plan Draft in
the light of supporting EDDC evidence and the superseded emerging Core Strategy.
PB has held informal discussions with DCC (DCC) to establish DCC views and data sources.
DCC views are for information only and should not prejudice their views as Highway
Authority and Statutory Consultee to the ongoing Local Plan process.
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3.0

Representation in response to New Local Plan Draft Chapter 8
including ‘Draft Strategy 15: Development at Axminster’

3.1.

Introduction
Our client is most certainly not against the principle of development, and is not even against
the idea of some development on land to the east of Axminster. This representation does not
therefore reflect a ‘NIMBY’ standpoint. Instead, the representation contends the rationale
behind EDDC’s proposed allocation and questions the two key points made to justify the
allocation of such a large area of land and such a significant scale of growth: namely that
development would help to provide a relief road and support the future vitality of
Axminster.
There is much local opinion in support of both easing traffic problems within the town
centre and improving town centre vitality and our client is in favour of both. The proposed
allocation of land to the east of Axminster for the development of 650 homes is promoted by
EDDC as the means of achieving both of these objectives. But EDDC has adopted that
position without adequate evidence to demonstrate that the objectives will actually be
achieved, and without adequate assessment of the risks and impacts of that development. In
the opinion of PB’s transport planning professionals, there is a strong likelihood that traffic
problems in the town centre would actually increase as a result of the scale and phasing of
development in Axminster. It is also likely that the services in the town will be unable to
keep pace with the proposed growth, particularly as there would be limited funding
available for developer contributions after a relief road has been funded, as pointed out by
EDDC in the Core Strategy. In addition, there would be significant and irreversible
environmental impacts as highlighted in EDDC’s own Sustainability Assessment of the LDF
Core Strategy Issues and Options Report.
There is a very real danger therefore that the proposed east of Axminster extension would
result in a worsening situation, not an improvement, and yet EDDC uses improvement as the
justification for its proposed allocation. The expectations of those within Axminster’s
community are being built up around EDDC’s proposed allocation, when there is a very
strong likelihood that those expectations will not be met.
At a recent Axminster Town Council Extraordinary Meeting (4th January 2012) there was
clear acceptance by the town’s community of some growth to the town, provided it was at a
reasonable scale and was balanced by relief to the traffic volume in the town centre and the
provision of other services and benefits. If the town accepts the disbenefits and impacts of
growth in order to secure benefits, those benefits must be forthcoming as a result. EDDC is
misleading the Axminster community and that throws doubt on the validity of the New
Local Plan Draft in general, and Chapter 8 in particular.
National Planning Policy Statement (PPS) 12 makes the following point about the need for
robust evidence in paragraph 4.37 and, until the arrival of the new National Planning Policy
Framework (NPPF), this applies to the New Local Plan as it did to the old Core Strategy:
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“Core strategies have major effects. Social and economic impacts may include altering
property values by a considerable amount…. There may be impacts on environmental or
cultural assets…. It is therefore essential that core strategies are based on thorough evidence.
The evidence base should contain two elements:


Participation: evidence of the views of the local community and others who have a
stake in the future of the area.



Research/ fact finding: evidence that the choices made by the plan are backed up by the
background facts.”

A strategic allocation should only be made on the basis of a clear understanding of local
opinion and the establishment of hard facts about the benefits and risks to Axminster. Little
evidence has been gathered on these matters and so opinions are being formed and worse,
decisions are being made, on the basis of supposition and rumour. When the future of
Axminster is at stake, that is a wholly irresponsible and unsound basis on which to plan.
EDDC must test the implications of development more robustly before making the
allocation to ensure it is the right sustainable option for Axminster and its community.
3.2.

Core Strategy rejection of options to allocate land east of Axminster /north-south bypass
Existing and emerging national planning policy is founded on the principles of Sustainable
Development, and EDDC’s own Sustainability Appraisal of the Core Strategy options for the
growth of Axminster concluded that allocation of land to the east would have significant
environmental impacts. In fact, in its LDF Core Strategy Full Preferred Approach Report
September 2010, just over a year ago, EDDC argued against the allocation of land to the east
of Axminster, reflecting the views of the Sustainability Appraisal.
In Section 8.9, EDDC stated that “the following options have been rejected for Axminster:

3.
Allocation on land to the east: damaging landscape and other environmental
impacts have been identified. The proffer of a new road link as part of the scheme (to by-pass
the town centre) is not likely to be viable, as the significant cost of delivering a new by-pass
would probably be too great for development of the eastern site alone to fund. The costs of a
new road would also be likely to threaten the delivery of other essential obligations such as
affordable housing proportion, education, green infrastructure, transport, water and
sewerage infrastructure.
4.
North – south bypass: to date evidence to support the requirement for a by-pass has
not been demonstrated, and any benefits to the town centre have not been shown to
outweigh the likely environmental damage to other parts of town, and wider surrounding
countryside area (SA finding). In current circumstances, the full cost of a by-pass would have
to be borne by development, and therefore unless extremely large numbers of houses are
proposed and/or no other developer contributions required, this is not likely to be delivered.
However, community views on the issue of a by-pass will be monitored over the life of the
plan period, with a review of policy at relevant stages.”
At that time, EDDC was promoting a lower level of growth in Axminster and noted the desire
for relief to town centre traffic, but instead of a relief road, it proposed to limit traffic
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generation and manage traffic in the town. It strikes our client that this was a far more
sustainable approach to traffic and transport.
This was a very clear position expressed by EDDC, recognising the damaging impacts of
development to the east, the lack of evidence to demonstrate that the benefits to the town
centre would outweigh those impacts, and that the cost of a road would in large part threaten
the provision of other essential infrastructure necessary to accommodate the envisaged scale
of growth.
We are aware of no additional work undertaken by EDDC, DCC or the Town Council that
would change those conclusions.
EDDC’s New Local Plan Draft has recast the “north-south by-pass” as a “north-south relief
road” and perhaps believes that represents such a significant change that it now enables
them to support and promote the allocation of land east of Axminster when they recently
rejected the option, but we are extremely sceptical about that because, regardless of whether
it is a by-pass or a relief road:


there will still be significant environmental impact in line with Sustainability
Appraisal findings;



a relief road funded by a smaller scale of development, if affordable, would still be
proportionally very expensive and would still leave insufficient residual funding for
other essential infrastructure; and



a relief road, as envisioned by EDDC and unlike a by-pass, would not deliver the level of
relief that the community has been led to believe would be forthcoming due to the fact
that it would be designed to a residential scale and therefore have less capacity for
HGVs and volumes of through traffic.

So EDDC’s conclusions and Preferred Approach in the Core Strategy, as tested by the
Sustainability Appraisal, should remain consistent in the New Local Plan Draft.
These and other points are explored further below with reference to Chapter 8 of the New
Local Plan Draft.
3.3.

New Local Plan Draft - Chapter 8: Axminster
Section 8.1 – Summary Vision and Strategy for Axminster
Our client supports EDDC’s vision for housing growth as a catalyst for further commercial
activity, the focus on town centre regeneration and the recognition of the need for measures
to address traffic impacts. He further supports EDDC’s stated need to conserve Axminster’s
fine built heritage and the surrounding countryside.
But our client strongly objects to the “…plan for major mixed use strategic development to
the east of the town for up to, and in the longer term potentially more than, 650 new
homes…”
The justification given by EDDC for that strategic expansion is “…to help provide a NorthSouth relief road for the town…” and “…to increase the critical mass of residents in the town
to support the future vitality of Axminster.” Our client contends that the implications (the
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relative benefits and impacts) of a north-south relief road and associated strategic
development have not been adequately assessed. In fact, the key piece of work undertaken to
assess the implications is the Sustainability Appraisal, on the basis of which EDDC
concluded significant impact was not outweighed by the advantages of growth.
Our client also contends that the scale and rate of planned growth will have a detrimental
impact on the vitality of the town because the growth of housing will not be matched by the
growth of services.
Further, EDDC’s “…recognition of the need for measures…to conserve and enhance …the
surrounding countryside” referred to above and supported by our client is wholly
incompatible with EDDC’s proposed allocation of c 70 hectares of high quality open
countryside to the east of the town for mixed use development. This incompatibility, and the
lack of robust assessment, undermine the soundness of the proposed allocation to the east of
Axminster.
Section 8.2 – Feedback and evidence
Local opinion
The points made in this section generally seem to be a reasonable representation of the views
of the Axminster community. The need for affordable housing and community facilities and
services, retention and expansion of jobs, improvements to public transport and cycle
connections, and so on are all important goals for the town, and controlled growth is the
means by which these might be achieved.
However, where this section is misleading is in the reporting of opinions about a possible
relief road. It is without question that the community wants to reduce traffic problems in
the town centre, to make the shopping environment safer and more appealing to residents
and visitors, but what makes this section disingenuous is its limited use of references to
public opinion.
It suggests that the community is in favour of a relief road for the town and that presumably
reflects the limited nature of the question asked of the community. What the community is
actually in favour of is relieving traffic problems in the town centre. To infer that they
therefore favour a relief road is incorrect and misleading. EDDC’s own Core Strategy Issues
and Options Report Analysis of Responses document, December 2009, revealed that, when
given the choice of “Which approach to alleviating traffic congestion in Axminster would
you favour?”, 65% of respondees favoured road improvements in the town against 29% in
favour of a north-south relief road.
Furthermore, 66% of respondees favoured moderate levels of growth against 7% who
favoured development of 1,000 dwellings or more and 19% for high levels of growth of 7501,000 new dwellings.
At the recent Town Council Extraordinary Meeting it was argued by a former member of the
Town Council that the key reason for EDDC changing its approach to the scale of growth in
Axminster between the Core Strategy and the New Local Plan Draft was because it had
responded to the community’s views, as expressed in the Axminster Community Enterprise
feedback, in favour of a relief road. But if that is the case, the views expressed in the Analysis
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of Responses document should also be taken into account. In fact, the latter posed the
question “Do you agree with the Axminster Community Enterprise Core Priorities?” and
only 42% said yes, with 39% saying no.
Returning to PPS12 paragraph 4.37, the New Local Plan should be based on clear evidence of
the views of the local community, whereas in Axminster, the results of EDDC’s own
consultation with the local community are being ignored.
Again, proposals are being made by EDDC based on inadequate evidence base and this is not
a sound basis upon which to make major strategic decisions about the future of Axminster,
raising questions about the validity of the whole plan.
Sustainability
Section 8.2 of the New Local Plan Draft summarises, among other things, the findings of the
Interim Sustainability Appraisal of the East Devon Core Strategy Issues and Options
Consultation Document – June 2010. The following quotes are from that document:

“Although a north-south relief road may have social, economic and environmental benefits
for the town centre there are likely to be detrimental impacts to other parts of the town that
the new relief road would be in proximity to, and significant environmental effects for the
area as a whole. Redevelopment of the town centre and substantial house building all needs
to take consideration of the wider environmental effects beyond just open space provision.”
(Question 9.1: The Axminster Community Enterprise Core Priorities).

“A relief road is likely to increase the number of trips generated as well as transferring
environmental and social problems to another area of the town. Other measures should be
promoted to reduce local traffic to a minimum as well as making high way improvements to
both improve the flow of traffic through the town centre and improve the environment,
townscape and safety of the town centre. A combination of both ‘hard’ and ‘soft’ measures
would be needed to achieve positive results.” (Question 9.3: Traffic Congestion in
Axminster).
Furthermore, EDDC’s Habitats Regulations Assessment of the Issues and Options
Consultation concludes that the option of expanding onto land east of Axminster would
have likely significant effects on European habitat sites.
Despite including extracts from these quotations in its New Local Plan Draft, EDDC displays
considerable arrogance by then stating that “Notwithstanding these comments a north-south

relief road is proposed…”

PPS12, paragraph 4.43 makes the importance of Sustainability Appraisal very clear: “The

Sustainability Appraisal should perform a key role in providing a sound evidence base for
the [Local] plan and form an integrated part of the plan preparation process. Sustainability
Assessment should inform the evaluation of alternatives. Sustainability Assessment should
provide a powerful means of proving to decision makers, and the public, that the plan is the
most appropriate given reasonable alternatives.”
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Given the importance of sustainability as a central pillar of national planning policy, in both
the outgoing PPS and draft National Planning Policy Framework, EDDC’s blatant disregard
for it renders its proposals unsound.
Damage to Axminster’s long term appeal
The town’s character, and that most certainly includes its landscape setting, are central to its
appeal to investors – both business and future resident. It is the key feature that sets
Axminster apart from competing towns and will underpin its long term sustainability. The
town’s setting therefore needs to be protected, and that appears to be advocated in EDDC’s
vision for Axminster (section 8.1) but is not reflected in the proposed eastward expansion.
The area affected by the proposed eastward expansion is currently designated as an Area of
Great Landscape Value in the Adopted Local Plan (Policy EN2) in which priority is given to
the conservation and enhancement of the landscape and where development will only be
permitted where it would have limited visual impact. Whilst that designation will be
dropped from the New Local Plan in line with National Policy, that does not change the
character, quality or value of that landscape and the fact that EDDC believe it to be of such
value as to be worthy of protection through policy. New Local Plan Draft, Draft Strategy 40
still states that “…development will only be permitted where it… does not undermine
landscape quality.” To allocate some 70 hectares of this landscape to mixed use development
for potentially more than 650 homes demonstrates a complete disinterest in, or lack of
understanding of, Axminster’s long term vision, appeal and success.
Section 8.9 – Axminster: The Future
There are seven points in this section that our client supports, but there are three references
to the proposed north-south relief road and associated substantial mixed use development to
the east of Axminster. All seven of those other points can be achieved without the need for
the relief road, and therefore without the substantial eastward expansion of the town.
The second bullet point on page 67 appears to be nonsense. It states that transport
infrastructure “…measures will achieve the objective of the called-for by-pass without
damaging the environment around the town…” The first point of contention is the assertion
that the road is ‘called for’ given the clear evidence referred to above that, given a choice, 65%
of the representative local community would prefer to address traffic issues through road
improvements in the town.
The second point is the reference to a ‘by-pass’ when the term ‘relief road’ is used elsewhere:
which does EDDC propose?
The third point refers to the ridiculous notion that a relief road could be constructed
‘without damaging the environment around the town”. The fact that funding for the
proposed relief road necessitates the allocation for urban development of some 70 hectares of
productive countryside with very high landscape quality and abundant biodiversity and
climate change adaptation value, makes that an extremely ill-judged and misleading
comment.
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Draft Strategy 15: Development at Axminster
Our client strongly objects to the scale of development proposed in Draft Strategy 15 and
elaborates below.
Growth must be beneficial
There is a clear, and not unreasonable, working assumption that growth will bring benefits
to Axminster. The assumption is derived from the expectation that increased population will
provide more affordable housing and will result in increased town centre footfall and
correspondingly higher expenditure. Our client believes the message that some growth is
beneficial is widely understood in the community, and was reflected in the views expressed
in the recent Town Council meeting.
He does not argue against that basic assumption, but does argue that EDDC needs to take a
more robust and balanced look at the relationship between the scale and nature of growth
and the benefits accrued and impacts suffered. If poorly executed, growth is perfectly capable
of bringing significant disbenefits, particularly if the phasing, scale and nature of
infrastructure provision are not appropriate for the scale of growth. That refers to:


community infrastructure likes schools, surgeries, affordable housing and Council-run
services;



engineered infrastructure such as traffic management, drainage, broadband capacity;
and



green infrastructure such as green spaces and surrounding countryside that make
Axminster what it is.

If growth outstrips the capacity of the town to absorb it, Axminster will become less, not
more sustainable in the long term.
Of course, it will be argued that the increased population will effectively fund the additional
services, and that developer investment in housing schemes will deliver the essential
infrastructure. However, at the moment, Planning Authorities throughout the UK are
dealing with developers who are renegotiating their legal commitments to provide relief
roads, affordable housing, employment space, open space and so on, simply because they
cannot afford to deliver those things.
The current economic situation is such that profit margins on house building are relatively
low, and so schemes are less viable than they previously were. As a consequence, developers
are doing all they can to reduce their commitments on the basis that their schemes are
unviable with those commitments.
EDDC is alert to the financial limits of developers and cited this in its reasons for rejecting
the east of Axminster growth option in the Core Strategy: the cost of delivering the road
would be so high as “…to threaten the delivery of other essential obligations such as

affordable housing proportion, education, green infrastructure, transport, water and
sewerage infrastructure” and ”… unless extremely large numbers of houses are proposed
and/or no other developer contributions required[ the road] is not likely to be delivered.”
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This situation has not changed, even with a switch from by-pass to relief road.
There is insufficient evidence to support this scale of growth
The scale of growth proposed by EDDC is nothing short of incredible: 1,772 new homes
proposed or in the pipeline represent over 70% increase against the current 2,748 dwellings
in the town. A 70% increase up to 2026. That is effectively a new town for East Devon. That
simply cannot be considered to be reasonable, even given East Devon’s growth agenda.
To plan for growth on that scale, any local authority would be expected to undertake a very
considerable amount of data collection and analysis, identifying constraints and
opportunities, risks and benefits, the scale and nature of impacts and associated mitigations,
alternative proposals and so on. But the numbers in the EDDC appear to reflect, not a
considered piece of evidence specifying the level of growth Axminster needs to make it more
sustainable in the long term, but simply the capacity for growth indicated in the SHLAA
March 2011 and the number of houses proposed in developers’ schemes. That cannot be a
sufficiently sound basis for planning a town’s future.
Proposed growth must be deliverable and realistic
211 of those new homes have been built: the remaining 1,561 will need to be built in just 14
years, equating to a build rate of over 110 new homes per year. That level of growth is not
sustainable in Axminster. What makes it even less realistic is the planned growth of nearby
Cranbrook. The market in this area would become saturated, and that is one of the key
reasons that a build out rate of 110 homes per year in Axminster is highly unlikely to be
achieved.
EDDC needs to reconsider the implications of allocating a very large area of land to the east
of the town that is very unlikely to be built out in full. The implication of such an allocation
is that much of Axminster, particularly on the east side, will be blighted for a very long time.
This will include, but is not limited to, Lyme Road, Sector Lane, (including the proposed
development of the Football Club), the development off Beavor Lane, the various Wain
Homes developments, Chard Road and Millwey. The value of existing and new properties
will be diminished. People will be unable to sell. The housing market could stagnate. And at
the same time the community’s expectations about the benefits of development would not
be delivered.
PPS12 (paragraph 4.44) and Draft NPPF (paragraph 43) require that Local Plans are
deliverable, and deliverability is one key element of the test of soundness of a Plan, with
particular emphasis on the deliverability of infrastructure.
Based on the development plans that Persimmon Homes have been working on for many
years now (having taken out options on the land in 1999/2000) and of which EDDC are well
aware, Persimmon are not proposing a relief road at all, but an “urban boulevard” to service
the needs of the development. In terms of deliverability, the important point here is that this
road will be constructed in phases that reflect housing delivery. Specifically, Mr Kerton of
Persimmon Homes confirmed in an interview with the Axe Valley Weekender in 2011 that
the road would be delivered in phase with development of the adjoining land parcels, such
that some housing would be built with a length of road, gradually building up to full build
out. The road would not therefore be complete for many years (a minimum of 8 years in Mr
Kerton’s estimation). So for much of the plan period to 2026, there would be a considerable
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increase in the number of houses developed in Axminster, but without any effective addition
to the road infrastructure. Alternatively, in the event that development is allowed here, the
relief road should be provided in advance of the housing because it is actually essential
infrastructure that is necessary to enable development to be better accommodated.
Worryingly, given current and forecast economic conditions and a scale of growth proposed
in Axminster and East Devon that risks market saturation, it seems likely that the proposed
650 homes to the east of Axminster would not be completed within the plan period, if at all,
raising the spectre of very substantial but incomplete development and a new road that
doesn’t connect and therefore does not function as a ‘relief road’ at all, leaving the town
centre with increased traffic.
This likelihood is made even more likely by three further factors:
a)

Given current market conditions, there is a strong possibility that, assuming that
the approved development at Cloakham Lawns proceeds to construction and
given the high risk of market saturation, developer interest in land to the east of
Axminster might diminish and land options might not be renewed, rendering the
area undeliverable.

b)

The cost of providing the relief road and the other essential infrastructure
requirements, affordable housing provision, impact mitigations and so on is
unlikely to be covered by a development of just 650 homes, and yet we understand
that DCC has no intention of providing additional public funding to make up a
shortfall in the cost of the road.

c)

The New Local Plan Draft prevents development of the eastern area until such
time as there is an improved rail service frequency from Axminster, which itself is
very uncertain. Axminster has only recently moved from a 2 hourly service to an
hourly service and there is uncertainty about South West Trains’ business case for
increasing that to a half hour service. The necessary infrastructure works are not
scheduled to be carried out until later in the plan period, delaying the start date for
the eastern area, making it all the less likely that the housing, and therefore the
associated road, will be in place within the plan period.

And against this background of very considerable uncertainty EDDC’s proposed allocation
would still have blighted much of east and north Axminster.
EDDC’s New Local Plan Draft advocates balanced growth but that will not happen in
Axminster if there is a 70% increase in housing numbers up to 2026. Jobs and services follow
homes, not the other way around, and they will not be able to keep up. Furthermore, the
concerns about the cost of the strategic road and lack of residual funding for community
infrastructure, expressed in the Core Strategy in its rejection of the east of Axminster growth
option, remain wholly appropriate and make the achievement of balanced growth even less
likely.
It is far better to advocate a more realistic lower level of growth and manage that carefully for
the benefit of the town, than try to spread things too far and too fast, with all the risks that
will bring.
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There is insufficient evidence to support the need for a relief road
There is clearly a desire to reduce the impact of traffic in the town centre, in order to improve
the retail and social environment and therefore the level of spend and vitality. The
assumption is that the only way to achieve that reduction in the impact of traffic is to
construct an extremely expensive relief road. However, evidence from DCC suggests there is
no need for a relief road - that there would be some benefits but those are not sufficient to
outweigh the costs. Furthermore, PB believes the level of traffic in the town centre can
actually be expected to increase as a result of the relief road and associated development.
DCC has confirmed to PB that SATURN traffic modelling has been undertaken and DCC
concluded that there was no need for a relief road as it would not bring significant benefits.
This is reflected by the fact that there is no provision for a relief road in the Devon and
Torbay Local Transport Plan 3, 2011-2026 –ie within the life of the New Local Plan Draft. The
Sustainability Appraisal referred to earlier concluded that traffic might increase as a result of
the relief road. There is therefore a body of evidence that indicates a relief road will have
little or no effect in relieving traffic in the town centre and urban area of Axminster.
DCC have recently undertaken some Automatic Number Plate Recognition (ANPR) surveys
to inform the current Local Plan Consultation, although the full results are not yet public.
They have assessed the routing of vehicles through the town to identify current movement
patterns and thus the potential benefit of a relief road. In PB’s opinion the results indicate
that the volume of traffic diverted does not justify a relief road as proposed. DCC have also
stated that the town centre is not an Air Quality Management Area and there are no road
safety issues so it is hard to quantify any problems in the area.
The following points are drawn from DCC’s survey and research. These points represent PB’s
interpretation of DCC’s information in their capacity as some of the UK’s leading
transportation planners; they do not necessarily represent the interpretation of DCC:
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Historic traffic growth in Axminster has been small in recent years, but there are well
advanced plans for 1,122 new homes, predominantly in the north of Axminster, and
these will have a significant impact upon current traffic levels. To add a further 650
homes, with potential for more, will increase that cumulative problem further.



Axminster currently has a high level of internal commuting compared to other towns
in the region, meaning that a large proportion of traffic on radial routes is town-bound.
This was confirmed by ANPR surveys undertaken by DCC in 2009, indicating that 50–
80% of traffic on radial routes is town-bound. It follows that the majority of town
centre traffic volume would not be deflected by the proposed relief road.



Of the cross-town trips, the strongest match in number plate recognition for traffic
going in and out of Axminster was between Chard Road and Lyme Road in both
directions, with approximately 20% of traffic on these roads being through trips. This
represents approximately 1,150 trips (2 way) over a 12-hour period. PB site observations
indicate that HGVs tend to use this route. PB notes these trips do not currently pass
through the town centre and a relief road that diverted this traffic would have no
benefit to the town centre.
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The second highest match in routes in and out of Axminster is between Chard Road and
Musbury Road with about 15% of traffic being through-traffic. This represents about
950 trips (2-way) over a 12-hour period. Finally, Chard Road and Trafalgar Road
experience about 10% through trips. This represents 600 trips (2-way) over a 12-hour
period.



Based on DCC data, the proposed relief road would be unsuccessful in diverting the
majority of traffic away from the town centre. This is a logical conclusion based on the
urban structure of Axminster and travel patterns which DCC have established through
survey.



DCC considers a relief road may create some benefit should a town centre lorry ban be
established and all HGV traffic rerouted onto the east side of the town. However, given
the need to service the town centre and other parts of the town by HGV, the
enforcement of such a scheme would be problematic and impractical. Again, it is likely
that a high proportion of HGVs would be town-bound in any event.



In addition, DCC expressed the view that restrictions for HGVs would need to be put in
place in the town centre if a relief road connected Chard Road and Lyme Road due to the
diversion that would be experienced by HGVs passing between the A35 and the A303.

This leads PB to the conclusion, based on DCC data, that there is every likelihood that the
level of traffic in the town centre would increase if the relief road and associated eastern
development were to be constructed, particularly when taking account of almost 1,000 new
homes already in the planning pipeline in addition to the eastern expansion, and in this
conclusion PB is in agreement with the findings of the Sustainability Appraisal.
In the interests of robustness, even if a more conservative view were taken and traffic in the
town centre does not increase as a result of the developments, PB would agree with DCC’s
previous position that there would be insufficient benefit from building a relief road to
justify the cost. Obviously if the developer pays that takes away the financial costs to the
public, but there is still insufficient benefit to justify the other cost in terms of biodiversity
loss, impact on an area of high landscape value, amenity impact, property blight and
stagnation.
Consideration of other traffic management options
We are unaware of the evidence that demonstrates that a relief road is the best solution for
revitalisation of Axminster’s town centre. Through discussion with DCC Highways
Authority, we believe that little work has been done on traffic management solutions,
alternative routing, detailed town centre highway design, etc. Without that evidence base,
EDDC are in danger of justifying a massive expansion to the east of Axminster, with its very
significant community and environmental impacts, on the basis of a flawed assumption that
a relief road is the only answer for regeneration.
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DCC recognised in its representation to the Core Strategy Preferred Approach that “Options

for making improvements using traffic management or similar schemes are limited because
of the constrained highway network, therefore the specific references to through-route large
vehicle traffic management measures and the plan to address traffic congestion issues need
to recognise that significant measures may not be practical, however, small scale
improvements will be investigated” [our emphasis]. This suggests that there might be
measures within the town centre that would ease the traffic problem and these should be
investigated before commitment to a relief road and the corresponding major urban
extension necessary to pay for it.
PB has visited the town centre to study current movement patterns and conflicts with
pedestrians and has considered the public realm quality and needs of local retailers and other
town centre users. PB has concluded there may be scope to enhance pedestrian movement,
by a review of the traffic management system and removal of all excess carriageway space
and replacement with footways and other public spaces. There is also opportunity to review
the current on street parking, although this will need to pay close regard to the needs of
retailers.
This approach, and DCC’s comments to the Core Strategy, is compatible with the views of
the Highways Agency, also expressed in response to the Core Strategy Preferred Approach
which stated the following: “The Agency supports the Council's approach to promote

development to the north of the settlement, rather than sites to the east.” “The Agency
supports the removal of the north-south bypass, as we seek the promotion of sustainable
forms of transport over and above new road building.”

Our client entirely agrees with the Highways Agency that other measures should be fully
explored before resorting to a road-building option. EDDC planning policy, and national
planning policy, requires sustainable development and that include sustainable transport
solutions. To promote a road-building solution when more sustainable solutions have not
been adequately explored is not a sound basis for a plan. EDDC should be using planning
policy to discourage movement by road.
Our client notes EDDC’s proposal to tie delivery of the eastern expansion area to
implementation of improved rail service to Cranbrook and Exeter. To improve the frequency
further to half-hourly would need another passing loop, either west of Honiton, at Whimple
or at Cranbrook. This is an aspiration, but unlikely in the near future. DCC are
commissioning a study in the next year to look at timetabling on all the routes into Exeter
including Axminster as part of the Devon Metro study.
Increased rail services will potentially increase rail patronage, but only by a few percent. The
modal shift from car to rail will be very modest and would not be sufficient to counter the
increased traffic generated by the proposed eastern expansion area. EDDC’s solution, whilst
laudable, does not therefore constitute a sustainable transport approach.
In paragraph 9.5 of the Issues and Options Consultation Report December 2008, EDDC states
that it recognises. “..that there will need to be a lot of technical work undertaken in order to
arrive at the best and a viable and credible solution” for the relief road. Our client is unaware
that this technical work has been carried out, although it is possible that some work has been
undertaken by the prospective developer of the land east of Axminster. But that technical
work, assuming it exists, needs to be reviewed by EDDC in order “…to arrive at the best and a
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viable and credible solution”. It is too late to leave that review until a subsequent planning
application because, by that time, EDDC is proposing to have allocated the land and, even if
the relief road is proved not to be viable or credible at that later date, or a better solution
found as we would expect, the damage will be done because the land will have been
allocated, and blighted as a result. This is an example of EDDC doing things in the wrong
order. The relief road idea and other possible solutions need to be developed and robustly
tested so that there is a full and public understanding of their relative impacts and benefits,
before an enormous area of land is allocated.
The relief road will not provide relief to the town centre
It is perfectly feasible that, in the event of a relief road being constructed, the sheer scale of
the new development permitted to enable the road to be delivered could very well result in
an increase in traffic volume in the town centre. EDDC’s Sustainability Appraisal concluded
that “A relief road is likely to increase the number of trips generated…”
PB has calculated that the development allocation of 650 units and employment within is
likely to generate about 300-400 vehicle movements in the peak hour (assuming 5,000 sqm of
employment space). This traffic would assign to the network in a number of ways, including
some heading towards and through the town centre. It is therefore very likely that the
limited benefits created by the relief road would be eroded by the additional traffic from the
allocation and development traffic may even increase town centre traffic, particularly when
other residential developments planned in the north of Axminster are taken into account.
The New Local Plan Draft does not make this likelihood clear and instead it implies that a
relief road will address the traffic problems in the town centre. EDDC is therefore misleading
the Axminster community.
We are aware that the “north-south bypass” referred to and rejected in the Core Strategy has
now been recast as a “north-south relief road” for the New Local Plan Draft, but development
to the east would still have a significant environmental impact whatever type of road is
constructed. A major downside of the by-pass, as pointed out above, is that there would be
insufficient residual funding for other essential infrastructure. But a relief road, whilst
assumed to cost less, would still be very expensive and the smaller scale of development
allowed would still struggle to fund it, and so there would still be insufficient residual
funding for affordable housing, education, community leisure etc.
To make matters worse, unlike a by-pass, an affordable relief road would need to pass
through the new development rather than around it, effectively forming a residential
distributor road, as envisioned by the Persimmon scheme. But that type of road is designed to
be compatible with residential activity and would need to be traffic-calmed. It is very
different to a by-pass and will not function in the same way, and will not be a preferred route
for HGVs and it will, as a consequence, fail to function effectively as relief to the town centre.
The pattern and scale of growth in Axminster should NOT be dictated by the provision of a
relief road for which there is insufficiently robust evidence. These matters need to be tested
further by EDDC before committing Axminster to years of blight.
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Section 8.10 Rejected options for Axminster
EDDC rejects the option of no additional housing in Axminster on the basis that, to not

“…accommodate the scale of growth wanted for Axminster would be counter to the preferred
strategy.” There has been wholly inadequate consideration of the scale of growth ‘wanted’ for
Axminster, as previously discussed in this representation. The New Local Plan Draft assumes
that a high level of growth is desirable in Axminster and has then considered options against
that assumption. Instead, the options under consideration should be considering the relative
merits of different growth levels in order to arrive at a sustainable growth scale and pattern
for the town.
Only two other options have been considered for Axminster but there are other ways of
providing what the town needs and meeting the objectives set out in section 8.9 of the New
Local Plan Draft. PPS12 paragraph 4.38 requires that local authorities “…seek out and evaluate

reasonable alternatives promoted by themselves and others to ensure that they bring forward
those alternatives which they consider the LPA should evaluate as part of the plan-making
process.” Our client is not aware that EDDC has sought out alternatives for consideration
through this process.
Section 8.10 How we reached this policy position
This section refers to additional development in the north and east of the town “…in line with
community aspirations for growth”. Again, this is misleading. The community aspires to
sustain and expand services and facilities, provide affordable housing, generate a more active
and safer town centre and is prepared to accept a level of growth that is necessary to provide
those objectives. This message was extremely clear at the Town Council Extraordinary
Meeting. Growth is seen by the community as a means of providing what is required to
sustain Axminster and its community, especially for the youth. EDDC must recognise that
the Axminster community does not aspire to growth for the sake of it and should not be
represented as such.
Axminster Local Plan Map
Irrespective of the points made in this representation, the area of the proposed eastward
extension needs to be modified. There is no reason for it to extend so far eastwards. It appears
to be at least 70 hectares and a development of 650 homes does not need that area and it is
not appropriate for EDDC to indicate a wider area in the expectation that it encompasses
potential future longer term growth beyond the plan period. It is important to draw a tighter
boundary to minimise the number of properties that will suffer blight if the allocation is
taken forward in the Local Plan. Furthermore, the boundary as indicated passes through our
client’s land and is therefore unachievable.
3.4.

Other sections of the New Local Plan Draft
Section 3.14 Key Diagram
The Key Diagram is misleading as it suggests only 1,050 new homes in Axminster. This plan
was distributed to households with the invitation to engage in consultation, but very
significantly underplays the scale of the housing growth planned for Axminster, which
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amounts to 1,772 new homes within the plan period 2006-2026. This is a serious
misrepresentation of the planned growth over the Local Plan period and risks invalidating
the consultation exercise because it leads to speculation as to why EDDC have understated
the true picture so blatantly.
Section 6.10 Employment allocation
EDDC proposes to replace the 4.5 hectares of land allocated as the current Millwey Rise
expansion site with 8 hectares in the proposed town expansion to the east. Our client is
concerned that if that further employment in the eastern area were to be developed, that
would add to HGV traffic through the town centre, in line with previous comments. Equally,
if the eastern area does not become developed, the allocation of 4.5 hectares would have been
lost and there would be no employment land allocation. The Millwey Rise allocation should
therefore be retained in the Local Plan.
Section 6.13 Housing Provision
We have already reflected upon the unreasonable scale of growth and proportionate increase
in housing proposed in Axminster. Even without the planned strategic allocation east of
Axminster, the 1,122 new homes in the pipeline for delivery during the plan period 20062026 amounts to a 45% increase over current provision. That is very substantial growth
indeed and will help to increase the critical mass in the town necessary to improve town
centre vitality. EDDC’s Core Strategy advocated this level of growth, and it seems to satisfy
the Council’s objectives for balanced growth whilst at the same time conserving open
countryside and landscape value for example.
There can be no reasonable justification for increasing that figure by a further 650 units,
ramping the percentage growth from 45% to 72%. EDDC’s rationale is that the additional
development will pay for a relief road, the benefits of which appear to be very doubtful and
the impacts of which have yet to be tested, and the cost of that relief road is likely to
dramatically impact upon the capacity of that development to contribute to other essential
infrastructure, as pointed out by EDDC when it rejected that option in the Core Strategy. The
increased level of growth would therefore undermine, rather than enhance, the ability to
achieve EDDC’s stated objectives.
Draft Strategy 29: District-wide Affordable Housing Provision Targets
The need for more affordable housing is a given and there can be little argument about that.
It is one of the key drivers for the community in Axminster: to provide for the town’s
younger generations.
But EDDC has assumed that the private sector has to deliver that housing and that is one of
the reasons implied for proposing such a vast scale of growth - because a proportion of the
new housing will be affordable. And yet in Draft Strategy 29 EDDC proposes a lower
percentage target for Axminster than most other towns, at 25% affordable. It follows that the
community of Axminster has to put up with even more development to provide the much
needed affordable housing numbers. That simply doesn’t make sense. There is no logic
behind the proposal to lower the level for Axminster.
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Furthermore, the rejected options in section 16.28 make it clear that other models of
affordable housing provision have not been considered. Community-led or ‘third sector’
housing is no longer an idealistic notion, it is a very real and viable option and schemes are
being implemented across the country. They do not necessitate very substantial private
housing estates to provide a proportion of affordable units. They provide genuinely
affordable housing, in perpetuity, and that might sit more comfortably with the aspirations
of many of Axminster’s residents.
Community–led development, including but not limited to Community Land Trusts, are
now realistic models for housing delivery. They tend to be smaller schemes but tend to be at
least 80% affordable (the final 20% market housing is to make them viable). This needs to be
put in context with the proposed expansion of Axminster:


650 new homes east of Axminster, with 25% affordable (on the basis of EDDC’s
Strategy) would provide 162 affordable units.



Alternatively, 160 affordable units could be provided by a not-for-profit community-led
scheme of just 200 new homes at 80%, requiring 450 fewer homes to be built, and that is
the equivalent to at least 11 hectares of open countryside conserved in line with EDDC
policy.

If affordable housing is the objective, these other tried and tested models need to be explored
by EDDC before committing to wholesale commercial development
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Dear Ross
The new East Devon Local Plan 2006 - 2026: Consultation Draft (December 2011)
Response from Natural England (respondent 141)
1.
Thank you for your consultation dated 1 December 2011, which we received on the same date.
Thank you for kindly allowing additional time in which to respond.
2.
Natural England is a non-departmental public body. Our statutory purpose is to ensure that the
natural environment is conserved, enhanced, and managed for the benefit of present and future
generations, thereby contributing to sustainable development.
Overview:
3.
We would have preferred to be advising on the content of the Consultation Draft Local Plan
(hereafter referred to as “the consultation draft”) once the new National Planning Policy Framework
(NPPF) has been confirmed or otherwise. The inclusion of an accompanying Proposals Map, including
significant environmental constraints and opportunities, would also have been helpful.
4.
None the less, the consultation draft has much to commend in terms of our remit and the
increased emphasis on the outstanding natural environment of East Devon and its vital importance for
the social, environmental and economic wellbeing of communities is welcome - and appropriate to both
current planning policy and the emerging NPPF.
5.
The consultation draft provides for a scale of future growth that represents an increase on past
rates and which will inevitably place an additional burden on the natural environment. A key challenge
for the plan will be whether it is able to deliver planned growth while at the same time achieve a more
sustainable environment and quality of life.
6.
The consultation draft contains many policies and proposals to safeguard and enhance the
natural environment and which are worthy of support. However, whether it can be considered sound in
relation to the natural environment must be regarded as uncertain at this stage since the evidence
base is incomplete and further environmental testing is required.
7.
In particular, the Sustainability Appraisal (SA) of the consultation draft has yet to be undertaken
and the results of further Habitats Regulations Assessment (HRA) work are also awaited. Earlier SA
and HRA work has undoubtedly informed the consultation draft but there is a need to update and
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expanded this to meet the full requirements of both the Strategic Environmental Assessment Directive
(2001/42/EC) and the Habitats Directive (92/43/EEC).
8.
We note the most recent published HRA work concluded that a number of the proposals that
have been incorporated within the consultation draft would give rise to either significant or uncertain
effects upon international sites. Appropriate Assessment was recommended to inform the first iteration
of the Core Strategy.
9.
The consultation draft has superseded the Core Strategy but the recommendations of the
earlier HRA are still relevant. We encourage the Council to progress the HRA and, if necessary, amend
the consultation draft to include any additional measures to ensure that all development flowing from,
or controlled by, the plan would not have an adverse effect on the integrity of any international site.
10.
We recognise that the Council has made a commitment to advancing the SA and HRA work
(paragraphs 5.5 and 5.6) and recommend it does not move to the next stage of plan preparation until
these have been progressed and their findings taken into account. We would be pleased to be reconsulted and comment further in light of these studies.
11.
Finally, there is one aspect of the consultation draft that we would like to highlight as particularly
welcome - namely, the introduction of new policies in relation to coastal change management that
better reflect the new emphasis on a sustainable approach, as indicated, for example, within the
emerging NPPF.
12.
The policies have doubtless been informed by the findings of the recent Jurassic Coast
Pathfinder Spatial Planning Research Project (July 2011)1. In addition to suggesting model policies this
report made recommendations for local planning authorities on the Jurassic Coast, for example, around
collaboration with neighbouring authorities. If the Council has not already done so, we encourage it to
consider those recommendations.
Detailed comments:
Chapter 3: Vision for East Devon to 2031
13.
We note the vision does not refer directly to sustainable development, although it is covered
within the strategic policies that follow. Given that sustainable development is of such central
importance we recommend making specific reference to it.
14.
We are broadly supportive of the natural environmental content of the vision. It may be helpful
for paragraph 3.11 to refer directly to landscape and nature conservation and we recommend the
following:
“Protecting existing open space and areas designated for environmental purposes, including landscape
and nature conservation, as well as protecting and enhancing the undesignated countryside”
Chapter 5: Policy Context and Public Engagement
15.
The list of key documents, at paragraph 5.4, that the consultation draft will need to comply with
or acknowledge, lacks balance because it does not include any local strategies that relate to the
natural environment.
16.
We appreciate that the list is not intended to be comprehensive but recommend referencing at
least some of the relevant natural environment strategies. These include: District-wide Green
Infrastructure Strategy, Exeter and East Devon New Growth Point Green Infrastructure Strategy,
Devon and East Devon Local Biodiversity Action Plans and South West Nature Map.
1

http://www.jurassiccoast.com/downloads/spatial_planning_research_project_-_luc.pdf
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Draft Strategy 1 - Overall spatial strategy
17.
We are conscious that future growth forecasts behind the proposed levels of housing and
employment growth are the source of debate. That is beyond our remit, suffice to say that we believe
the amount and type of development to be provided should be based upon the clearest evidence of
what is required to meet local needs.
18.
The key question for us is whether the growth outlined in the overall spatial strategy can be
delivered without compromising the natural environment. While the overall spatial strategy appears to
be based upon an analysis of settlements and services, the consultation draft contains limited
explanation on how it has been informed by environmental constraints to development, such as
statutory landscape and biodiversity designations
19.
The updated SA and HRA will enable the consultation draft to be checked against such
constraints in more detail and we recommend finalising the overall spatial strategy only after these
studies are complete.
Draft Strategy 2 - Scale and Distribution of Development in East Devon
20.
Similar issues arise in relation to the proposed future pattern of distribution. The consultation
draft contains limited explanation about how the this has been informed by environmental constraints to
development, such as statutory landscape and biodiversity designations.
21.
Here, too, the updated SA and HRA will enable the consultation draft to be checked against
such constraints in more detail and we recommend finalising the proposed future pattern of distribution
only after these studies are complete.
22.
Landscape Sensitivity and Capacity studies around settlements in sensitive landscape settings,
such as Honiton, could inform the SA. Establishing the scope for settlement growth without
compromising the character of the landscape, notably within the East Devon and Blackdown Hills Areas of
Outstanding Natural Beauty Area of Outstanding Natural Beauty (AONB) designations.
23.
The supporting text, at paragraph 6.18, explains that some forms of development will be
permitted outside of Built-up Area boundaries. We understand that development control policies such
as Policy S5 would apply environmental safeguards in those circumstances. None the less, we
recommend some more detailed explanation to underline the requirement for environmental protection:
“The development management policies of the Local Plan will provide more details of this and other
development types relating to employment, recreation and other uses that can be acceptable under
specified circumstances, including the need to avoid harming the local environment.”
Draft Strategy 3 - Sustainable Development
24.
The inclusion of strategic policy relating to sustainable development is supported. Following this
through at all levels of the planning process can help meet the Government expectation that
development should not compromise sustainable development principles.
25.
The wording in relation to the environmental “pillar” could be strengthened to reflect the need to
avoid harm to biodiversity and the quality of the landscape rather than simply minimise it. We
recommend:
“Conserving and Enhancing the Environment - which includes ensuring development is undertaken in a
way that minimises avoids harm and enhances biodiversity and the quality of the landscape.”
26.
Consideration might also be afforded to extending the reference to prudent use of natural
resources to and ensuring that natural resources such as air, water and soil are protected, including
through the avoidance of pollution.
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Draft Strategy 5 - Environment
27.
The inclusion of a strategic policy on the environment is supported. It follows from the above
that this is a cross cutting theme that warrants a strategic policy context. We are pleased to see that
recognition has also been afforded to public access and enjoyment.
28.
We suggest the policy could be improved through incorporating local distinctiveness and
making specific reference to landscape - a key aspect of the East Devon environment. We recommend
amendment along the following lines:
“All development proposals will contribute to the delivery of sustainable development and respect local
distinctiveness. They will ensure protection and enhancement of natural and built environmental
assets, including landscape and geodiversity.”
29.
For clarity we recommend making specific reference to the areas of biodiversity importance that
will be “protected from damage” e.g. International sites, Sites of Special Scientific Interest, Local Nature
Reserves and Local Sites, other important habitats and habitat networks.
Draft Strategy 6 - Major Development at East Devon’s West End
30.
The earlier HRA work identified that the group of schemes comprising the strategic West End
developments could give rise to a significant effect upon international sites - namely, the Exe Estuary,
East Devon Pebblebed Heaths and Dawlish Warren.
31.
The potential activities identified included increased recreational pressure. In that regard the
proposed Clyst Valley Regional Park is a most welcome as potentially Suitable Alternative Natural
Green Space (SANGS) that is likely to relieve pressure from these more sensitive locations.
32.
In order to underpin this measure we recommend the Council consider gathering evidence on
the likely effectiveness of the Regional Park in drawing new residents and existing visitors away from
sensitive locations. This could be addressed through the updated HRA.
Draft Strategy 7 - Green Infrastructure in East Devon's West End
33.
The inclusion of this policy is supported. Green infrastructure is essential to support growth and
we agree that it is especially important in East Devon's West End. Effective delivery requires a strategic
approach - including cross boundary links and joined up and comprehensive approach to future
management.
34.
We would appreciate clarification of what is meant by “highest green urban design standards” in
relation to the Clyst Valley Regional Park. In order to properly fulfil the envisaged SANGS function it will
be necessary for the Regional Park to incorporate appropriate areas of appropriately managed natural
green space.
35.
We also note the reference to “multi agency support and funding to enable the provision of the
park”. Given the Regional Park is undoubtedly an essential measure to enable development to proceed
it seems reasonable to suggest that it should also be the subject of developer contributions.
36.
We recommend indicating within the plan that development will be expected to play a
substantive role in the delivery of the Regional Park. Consideration might be afforded to the
identification of those elements that each quantum of development will provided. For instance,
development of Land North of Blackhorse/Redhayes to provide for park creation between Mosshayes
Lane and the River Clyst.

Page 4 of 12
Please send consultations via email to: consultations@naturalengland.org.uk

Draft Strategy 15 - Development at Axminster
37.
The reference to “Axminster AONB” (paragraph 8.9) should be amended to “nearby AONBs”
but is welcome. Given that land to the North, South and West of the town is designated AONB we
recommend an addition to the policy itself to reflect the need to protect this exceptional setting:
“Environment - make sure that any development does not harm wildlife and habitats or the special
qualities of the nearby AONBs in the Axminster area.”
Draft Strategy 16 - Budleigh Salterton
38.
The high priority that the policy affords to the conservation of the outstanding natural
environment at Budleigh Salterton is supported. The town is unique in forming part of an AONB and it
is important that development within the town is in accordance within the Design Statement.
39.
While it is recognised that the scale of proposed development is not large the possibility
remains that proposals may come forward beyond the Built-up Area. We recommend inserting a
suitable additional safeguard into the wording of the policy itself to the effect that any development
must not harm important species and habitats or the special qualities of the AONB.
Draft Strategy 17 - Development at Exmouth
40.
The HRA work so far (paragraph 10.2) indicates that development at Exmouth has the potential
to impact upon international sites - namely, the East Devon Heaths, Exe Estuary and Dawlish Warren,
through increased traffic movements, pressure for recreation, and water quality and supply.
41.
There is a commitment to conserve and enhance the natural environment of Exmouth at
paragraph 10.8 but this has not been translated into the wording of the policy itself. We recommend
inserting a suitable additional safeguard into the wording of the policy itself to the effect that any
development must not harm important species and habitats or the special qualities of the nearby
AONB.
42.
The supporting text (paragraph 10.8) also refers to the promoting the completion and use of the
Valley Parks. It is likely that these will perform an important SANGS role in relation to diverting
recreational pressure away from the international sites and we recommend reference to securing this
facility and other green infrastructure provision within the policy itself.
Draft Strategy 18 - Development at Honiton
43.
Honiton falls between two AONB designations and there is a commitment, at paragraph 11.10,
to avoid allowing inappropriate development within these areas. We recommend incorporating this into
the policy itself to indicate that any development must not harm important species and habitats or the
special qualities of the nearby AONBs.
Draft Strategy 20 - Development at Seaton
44.
The policy is supported and we are pleased to see the recognition of the towns stunning natural
environment within the policy and supporting text (paragraph 13.6). The concept of the town as a green
tourist destination is also supported - the value of which has been enhanced by the excellent Axe
Wetlands Project. This is a model that we believe could have wider applications within East Devon.
Draft Strategy 21 - Development at Sidmouth
45.
Sidmouth benefits from a similarly high quality natural environment to neighbouring Seaton, with
international and national recognition of its geological, wildlife habitat and landscape value.
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46.
The scale of proposed development is not large, and the preferred strategy is to accommodate
this within the town, but it is possible that proposals may come forward beyond the Built-up Area. We
recommend adding to the policy itself to the effect that any development must not harm important
species and habitats or the special qualities of the East Devon AONB.
Draft Strategy 22 - Development at the Small Towns and villages with Built-up Area Boundaries
47.
We are pleased to note the recognition in the supporting text (paragraph 15.8) that the
countryside settings of these settlements, many of them in Areas of Outstanding Natural Beauty, will
need to be carefully conserved and enhanced and trust that this principle will inform the assignment of
Built-up Area boundaries.

Draft Strategy 23 - Mixed Market and Affordable Housing outside Built-up Area Boundaries
48.
We understand that development control policies such as Policy S5 would apply environmental
safeguards in those circumstances where mixed market and affordable housing outside Built-up Area
Boundaries. None the less, we recommend consideration is afforded to re-enforcing within the policy the
requirement that any such development will need to avoid harming the local environment.
Draft Strategy 32 - Sustainable Design and Construction
49.
The inclusion of policies aimed at tackling the causes and effects of climate change is
supported in principle. Climate change is the biggest long term threat to our natural environment.
Although it is, of course, important that local solutions also respect the local environment.
50.
Green infrastructure has a role at neighbourhood level in climate change mitigation and
adaptation and might be referred to. For example, green roofs have a role in urban cooling, in addition
to slowing rates of rainfall runoff.
Draft Strategy 36 - Green Infrastructure Provision and Strategy
51.
This inclusion of this policy is supported and we welcome the fact that the District-wide Green
Infrastructure Strategy will be afforded SPD status. We recommend the addition of a commitment to
delivery of the strategy within the policy:
“We will develop and implement a District wide Green Infrastructure Strategy . . “
52.
We also recommend the identification of strategic green infrastructure opportunities on the
Proposals Map. Including those projects that are necessary to support growth and to which
development can reasonably be expected to contribute through either Section 106 contributions or CIL.
53.
The production of the District-wide Green Infrastructure Strategy might usefully draw upon the
evidence provided by the emerging Devon Green Infrastructure Strategy and Natural England has also
produced green infrastructure guidance2.
54.
We note the emerging NPPF sets out a new right for local communities to protect green areas
of particular importance to them. Assuming this is confirmed it may be appropriate for the protection of
such areas to be included in the final version of the plan within the green infrastructure theme.
Draft Strategy 37 - Open Space Standards
55.
The inclusion of this policy is supported. Open spaces standards will help in the delivery of
green infrastructure and ensure that everyone has the opportunity to experience the associated
benefits. We particularly support the recognition of the importance of natural and semi natural green
2

http://naturalengland.etraderstores.com/NaturalEnglandShop/NE176
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space.
56.
We welcome the reference to the ANGSt standards developed by Natural England3 and
encourage the Council to consider adopting them in the final version of the plan. Please note, the
correct term should be amended to “Accessible Natural Green Space” rather than “Alternative Natural
Green Spaces”.
Draft Strategy 38 - The Undeveloped Coast in East Devon
57.
The inclusion of a policy for the undeveloped coast is supported. It is consistent with the
emerging NPPF stance on the undeveloped coast and apposite here because of the geological and
landscape importance of the Dorset and East Devon Coast (Jurassic Coast) World Heritage Site.
58.
The undeveloped coast involves landscape and nature conservation interests and we question
whether defining it on the basis of visual openness and views to and from the sea is sufficient. We
recommend considering nature conservation designations within the definition of undeveloped coast.
59.
We also recommend considering inclusion of the World Heritage Site within the policy. Or
developing a standalone policy that reflects the level of protection required for such sites as set out in
the emerging NPPF. This would also take forward the English Heritage guidance mentioned at
supporting paragraph 18.23.
Draft Strategy 39 - Coastal Erosion
60.
The incorporation of the key aim of the Jurassic Coast World Heritage Site Management Plan of
allowing natural processes to continue is supported. The outstanding conservation value of this coast is
dependent upon the continuation of natural processes.
61.
The remainder of the policy could be more clearly expressed. We recommend a link to
Shoreline Management Plan 2 so as to be more precise about where exceptions to allowing natural
marine erosion to continue might apply. For example:
“Along the Jurassic Coast WHS, the outstanding universal value of the WHS will be conserved
by allowing natural processes to continue. Exceptions may only be allowed unless otherwise indicated
within where indicated by Shoreline Management Plan 2 and the safety and economic well being of
any coastal community would be undermined, provided that the implications of this for the Jurassic
Coast have been fully considered.”
Draft Strategy 40 - Landscape Conservation and Enhancement and AONBs
62.
This policy is supported. East Devon enjoys landscape of exceptional quality, two thirds of the
District falls within one of two AONBs - which have been confirmed by the Government as having the
highest status of protection in relation to landscape and scenic beauty.
Draft Strategy 41 - Nature Conservation and Geology
63.
The inclusion of policy for nature conservation and geology is supported. It is consistent with the
emerging NPPF - which advises planning permission should be refused for development resulting in
the loss or deterioration of irreplaceable habitats.
64.
We welcome the emphasis placed upon enhancement and restoration of biodiversity in addition
to site and species safeguard. We recommend ensuring that strategic opportunities for habitat creation
- such as Strategic Nature Areas - are shown on the Proposals Map.
3
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65.
We note that only internationally and nationally important sites have been included within the
site specific elements of the policy. They are not the only assets that make up the strategic nature
conservation resource of the District. In our view, some of the environmental assets that are covered
within the development management policies also warrant coverage here. As do a number of other
strategic assets that have not been mentioned in either strategic or development management policies.
66.
We recommend strategic policies cover all of the following assets: International sites; Sites of
Special Scientific Interest; legally protected species and species of principal importance for the
conservation of biodiversity in England (Section 41 of Natural Environment and Rural Communities Act,
2006); sites of local biodiversity and geological interest; habitats of principal importance for the
conservation of biodiversity in England (Section 41 of Natural Environment and Rural Communities Act,
2006), ancient woodland and habitat networks.
67.
We recommend the level of protection and criteria against which applications affecting each
type of asset is described - it may be most appropriate to cover these under the development
management policies since they might be seen as constituting finer grain policy detail (paragraph
21.1).
67.1 International sites - are the most important sites for biodiversity and benefit from the highest
order of statutory protection. The circumstances under which planning permission that might cause
harm can be approved are extremely limited and require the involvement of the Secretary of State. We
suggest separate wording is developed to describe the criteria to be applied to international sites that
makes clear that development proposals that would cause a likely significant effect, either directly or
indirectly, on such sites will not be permitted and that proposals affecting them will be subject to the
strict legal provisions of the Habitats Regulations, 2010.
67.2 Sites of Special Scientific Interest - are of national importance and should be given a high
degree of protection under the planning system. We suggest strengthening the wording applied to them
to reflect their importance. We suggest indicating that development proposals that would cause a direct
or indirect adverse effect to Sites of Special Scientific Interest will not be permitted. An exception only
being made where the national benefits of the development clearly outweigh both the impacts that it is
likely to have on the qualifying features of the site and any broader impacts on the national network of
SSSIs, and where there are no alternative solutions or sites that would cause less harm.
67.3 Protected and other important species - Legally protected species and species of principal
importance for the conservation of biodiversity in England (Section 41 of Natural Environment and
Rural Communities Act, 2006) are an important material planning consideration. We suggest indicating
that development proposals that would cause a direct or indirect adverse effect to protected species or
species of principal importance will not normally be permitted. These species to be protected from the
adverse effects of development and their favourable conservation status maintained and enhanced,
where necessary, by using planning conditions or obligations. Applications that may affect such
species being supported by up to date surveys undertaken by suitably qualified ecologists. An
indicative list of the species of principal importance that are of particular relevance within East Devon
would be helpful.
67.4 Local Nature Reserves and Local Sites - Sites of local biodiversity and geological interest County Geological Sites, County Wildlife Sites and Local Nature Reserves, have a fundamental role to
play in meeting overall national biodiversity targets. Our recommendations on the criteria to be applied
are set out in our comments on Development Management Policy EN5.
67.5 Other important habitats and habitat networks - Habitats of principal importance for the
conservation of biodiversity in England (Section 41 of Natural Environment and Rural Communities Act,
2006), ancient woodland and habitat networks are also contribute to wider ecosystem function. Our
recommendations on the criteria to be applied are contained in our comments on Development
Management Policy EN6. An indicative list of habitats of principal importance that are of particular
relevance within East Devon would be helpful.
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68.
As currently worded the policy could more clearly reflect the best practice sequential approach
to offsetting adverse biodiversity impacts in any exception cases. That is to say, avoidance first, then
adequate mitigation with compensatory measures only employed as a last resort. We recommend this
“mitigation sequence” be applied in all exception cases involving any of the above assets.
69.
Paragraph 18.50 explains the risk that any proposal for residential development of at least one
net additional dwelling within 5 km (3 miles) of the East Devon Heaths or the Exe Estuary is likely to
have a significant effect. For clarity, we recommend the addition of “in combination with other impacts”
at the end of the sentence. We should also explain that we are currently using 10km in respect of the
Exe and the figure for East Devon Heaths is still under consideration.
70.
By way of another minor correction, paragraph 18.40 should record the presence of 5 rather
than 4 Special Areas of Conservation in East Devon District.
Draft Strategy 44 - Infrastructure Delivery
71.
Green infrastructure is recognised within the consultation draft and Government policy as part
of the infrastructure that is necessary to support growth. We recommend the inclusion of key projects
already identified through the planning process and others that will be identified through the Districtwide Green Infrastructure Strategy within the Infrastructure Delivery Plan.
Development Management S5 - Development in the Countryside
72.
The inclusion of this policy is welcome. It is important to ensure that development outside of
Built-up Areas should not harm the distinctive landscape, amenity and environmental qualities of the
countryside.
Development Management D4 - Landscape Requirements
73.
The requirements with regard to existing features of landscape or nature conservation value are
supported and will help give force to relevant strategic policies such as Strategic Policies 40 and 41.
The wording might be strengthened further:
“ . . Where appropriate, existing habitat should be improved and where possible new areas of nature
conservation value should be created . .”
74.
Consideration might also be afforded to promoting the use of native plant species that are
typical of the local area and, preferably, of local provenance. Landscaping schemes incorporating
these features make the greatest contribution to local distinctiveness and nature conservation.
Development Management EN5 - Protection of Local Nature Reserves, County Wildlife Sites and
County Geological
Sites
75.
The policy is supported in view of the fundamental role of these sites. The latter part of the
policy might draw a clearer distinction between the concepts of mitigation and compensation. We see
mitigation as essentially about reducing negative impacts that cannot be avoided. While compensation
comprises measures to replace lost or adversely impacted assets. We recommend amendment of the
policy along the following lines:
“Where development is permitted on such sites mitigation will be required to reduce negative impacts
and where this is not possible adequate compensatory habitat enhancement or creation schemes will
be required and/or measures required to be taken to ensure that the impacts of the development on
valued natural features and wildlife have been mitigated offset to their fullest practical extent”
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Development Management EN6 - Wildlife Habitats and Features
76.
The inclusion of this policy is supported since these features contribute to ecosystem function.
Consideration might be given to strengthening the policy, as follows:
“Wherever possible sites supporting important wildlife habitats or features not otherwise
protected by policies will be protected from development proposals . . . Where potential arises
positive opportunities for habitat creation will be encouraged through the development process.”
Development Management EN14 - Development on High Quality Agricultural Land
77.
The inclusion of this policy is supported. Soil is an important natural resource and the best and
most versatile agricultural land (Grades 1, 2 and 3a) should be protected from development not
associated with agriculture or forestry.
Development Management EN15 - Control of Pollution
78.
The inclusion of this policy is supported. Pollution has the potential to degrade the natural
habitats and the services that they provide to communities. Planning has an important role to play in
the control of pollution complementary to other pollution control regimes.
Development Management EN17 - Maintenance of Water Quality and Quantity
79.
The inclusion of this policy is supported. Development that has an adverse effect on water
quality or quantity has the potential to adversely impact natural habitats, such as rivers and wetlands
and here, too, planning has an important role to play.
Development Management Policy EN21A (Surface Run-Off Implications of New Development)
80.
The reference to sustainable urban drainage systems (SUDS) within this policy is supported.
We recommend making their provision a stronger requirement. Current planning policy requires that
local planning authorities give priority to the use of such systems when determining planning
applications.
“ . . appropriate remedial measures are included as an integral part of the development, (where
practicable these will normally comprise sustainable urban drainage systems in accordance with
Environment Agency recommendations are encouraged) . .”
81.
It seems to us that there are few situations in which at least some SUDS measures cannot be
applied. Naturally, we prefer the use of measures that make use of natural systems and processes
rather than engineered hard solutions.
Development Management New Proposed Policy EN22 - Development in Coastal Change
Management Areas
82.
The identification of a Coastal Change Management Area (CCMA) facilitating “rollback” and
specifying criteria for such proposals is supported. We recommend the addition of a criterion to
safeguard the natural environment along the following lines:
“ . . All other development, including redevelopment, extensions and change of use of land will only be
permitted if it has been satisfactorily demonstrated that no increased risk to life or significant
risk to property or to sustainable management of the natural environment would result.”
83.
Consideration might also be afforded indicating the planning consents for any development
within the CCMA would be time limited, in line with the guidance in the emerging NPPF.
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Development Management New Proposed Policy EN24 - Relocation and Replacement of
Development Affected by Coastal Erosion Risk
84.
The inclusion of a „roll back‟ policies for commercial and community uses/buildings and houses
affected by erosion is supported. The policy addresses the circumstances under which roll back will be
allowed, including protection of landscape and biodiversity, and the after use of the original site.
85.
The second criterion of the policy potentially provides for replacement development elsewhere
within the CCMA and might be seen as in conflict with the purposes of designating such an area. We
recommend considering a requirement that all new development should be located outside of the
CCMA.
H5 - Affordable Housing on Exception Sites
86.
We understand that development control policies, such as Policy S5, would apply
environmental safeguards in those circumstances where mixed market and affordable housing is
considered outside Built-up Area Boundaries.
87.
None the less, we recommend consideration is afforded to incorporating a requirement that any
such development will need to avoid harming the local environment - along the lines of criterion 4 of
Development Management H11.

Development Management TA4 - Footpaths, Bridleways and Cycleways
88.
The inclusion of the policy is supported. The Rights of Way network is an important means of
protecting and extending access to the natural environment and - provided provision is within the
capacity of the environment to accommodate it - is something we strongly encourage.
89.
We recommend extending the policy - or drafting a standalone policy - to make specific mention
of the need to protect and enhance the South West Coast Path National Trail, given its outstanding
value as a means of accessing the coast and contribution to the local economy.
90.
That would be consistent with the guidance within the emerging NPPF around promotion of
coastal access and requirement that development should not curtail a continuous signed and managed
route around the coast for all to enjoy.
91.
We suggest including requirement that the South West Coast Path National Trail will be
protected from insensitive uses or non compatible neighbouring uses. Footpath links to and from it
could also be encouraged.
Development Management LEX1 - The Valley Parks, Exmouth
92.
This policy is supported. The Valley Parks are an important asset and we agree should be
protected from development other than that to provide a safe corridor for pedestrians and cyclists. It is
likely that the Parks will perform an important SANGS role in relation to diverting recreational pressure
away from the internationally protected sites.
Neighbourhood Planning - Sustainability Appraisal and Appropriate Assessment
93.
The reference to the legal requirement to undertake a Sustainability Appraisal on planning
documents,
before they become part of the adopted development plan for an area is supported.
94.
However, we recommend amending the various references to “Appropriate Assessment” to
“Habitats Regulations Assessment”. Appropriate Assessment only becomes necessary if after
screening it is concluded the plan would give rise to a likely significant or an uncertain effect upon any
international site.
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95.
For any queries relating to this consultation only you are welcome to contact me directly telephone: 0300 060 2010 or email: david.westbrook@naturalengland.org.uk. For all other
consultations and correspondence, please contact the above address.
96.

Thank you for your consideration.

Yours sincerely

David Westbrook
Land Use Operations
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Representor 3221 - Emily McIvor - Green Party East Devon

Submission to East Devon District Council’s Draft Local Plan
Consultation. January 31st 2012
Contact: Emily McIvor (07812 354144), emily.mcivor@headweb.co.uk
Introduction
The East Devon Green Party welcomes the opportunity to comment on
EDDC’s draft local plan. At the beginning of the Local Framework Panel
discussions we provided opening comments outlining our hope that policies
contained in the draft plan should not provide contradictory policy guidance
and we asked that where strategies are put in place to deal with, for example,
environmental protection and prevention of dangerous climate change, these
should not be undermined by the now infamous ‘presumption in favour of
development’.
We believe that the current draft plan does not provide clear guidance in a
number of areas, and in fact our assessment of the document overall is that
while there are many statements designed to appeal to those hoping to see
inappropriate construction of both housing and industrial buildings curtailed,
the effect of the policies outlined is too permissive, reflecting very strongly the
presumption in favour of development. It could even be said that nothing in
the way of construction is explicitly ruled out; this is most evident in the
section titled ‘Development Management Policies’ where some firm guidance
without caveats is required but not provided.
There is no acknowledgement in the document that new builds – however
‘environmentally friendly’ – produce, through construction, high levels of
greenhouse gas (GHG) emissions. The economic future and security of East
Devon is at least as likely to lie in food production, green tourism and
conservation as it is in housebuilding and yet housebuilding remains the
cornerstone of proposed ‘development’. As we enter the unchartered territory
of long term global recession combined with changing weather patterns and
extreme, unpredictable weather events resulting from climate change, far
more care is needed. The EDGP believes that the need to preserve our
agricultural land and green spaces (which mitigate climate change by
providing carbon ‘sinks’) and reduce the number of permissions granted for
building projects that won’t in any case materialise until the economy moves
from recession to growth, is both ecologically and economically necessary.
The need for affordable housing and well-paid jobs to provide for East Devon
residents is clear but we believe the policies outlined in the draft local plan do
not meet that objective. How many of the 15,000 houses proposed during the
life of the plan will be ‘affordable’ for local people in low-paid jobs, and where
is the admission that the stated intention to provide for Exeter ‘overspill’
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contradicts statements about provision of affordable housing for East Devon
residents.
Specific comments
Chapter 3 Vision for East Devon
3.5. We support “reducing the carbon load on the environment” but can find
no evidence here that the council will achieve, as they claim, that aim, “with
the airport and multimodal freight terminal”. The current policies of the council
are to support more flights at the airport, which will increase greenhouse gas
emissions, and permission has been granted for the site of the multimodal
terminal to be used for a lorry depot and warehouse, which will increase
greenhouse gas emissions, and also increase air pollution. 3.5 lacks
credibility. The local plan needs to admit that some of its policies will add to
carbon emissions, and set out more clearly how the carbon load will be
reduced.
3.7 “We also aim to encourage more local jobs to cut down commuting by
cars…” This problem is particularly bad at Exmouth where proposed ‘edge of
town’ developments unsupported by proportionate provision of infrastructure
can only increase car use and traffic congestion.
3.9 “East Devon will play its part in boosting the economy of the Exeter subregion”
It should be noted at this point that the RSS has been revoked and there is no
requirement on East Devon to support Exeter’s growth. The government has
emphasised that this kind of decision rests with the local people and their
elected representatives. Not to note that strategic planning has been
devolved on local planning authorities is misleading.
Like most of the constituents of East Devon, (and Exeter, we suspect), we
would prefer to minimise the spatial growth of Exeter than allow the propsed
urban sprawl to swallow up large areas of East Devon.
3.10 “East Devon will provide for more balanced communities where homes
and jobs are in better alignment by:
• providing major employment, housing and community facilities in Exmouth”
Again this policy faces the same comment as 3.7; the only development in
Exmouth that looks as if it will definitely go ahead involves housebuilding that
fails to take provision of employment or community facilities into account.
3.15 “The East Devon Sustainable Community Plan has 7 themes each with a
priority for action as set out below:
• Housing in East Devon: Ensuring a good quality affordable home is
available to far more residents in the district”.
We believe that the affordability of homes in East Devon will deteriorate as a
result of the council’s over supply of Employment Land, and that providing
planning permission for developments during a recession is short-sighted
because it reduces the level of ‘gain’ that can be negotiated.
East Devon Green Party. January 31st 2012
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Chapter 4. Key Issues and Objectives
The introduction to this chapter lists some of the positive things about East
Devon. Section 4.1 e “Carbon emissions and climate change” is much too
brief and has not been properly considered, given the importance of this topic:
the government’s chief scientist stated that climate change is the greatest
challenge that we face. It is noted that “ East Devon offers a wide ranging
potential for renewable energy generation.” Yet the only positive thing that is
proposed is the combined heat and power station at Cranbrook. It should be
noted that we have one of the best areas of the whole country for solar PV.
The plan should also consider the potential for wind generators, and off-shore
wave energy. The plan should also consider the potential for storing energy
using the natural resources of the coastline. Innovative solutions should be
actively
explored,
for
example
as
outlined
here:
http://www.bbc.co.uk/news/uk-england-devon-16676818.
Chapter 5 policy context and public engagement
5.1 -5.4 This section of the Draft plan does not make it clear that the RSS has
been revoked and that therefore there is no longer a requirement on East
Devon to support Exeter population growth by providing housing land that is
not available in Exeter. Tyms also found that the evidence base for the RSS
is flawed: “it has been concluded that the RSS totals for East Devon fail to
fully reflect wider market conditions because they were target driven and
prepared at a time before the national economy faced its biggest economic
downturn in more than 60 years” (8.14 page 86). The failure to act on recent
economic changes is a major failing of the draft plan and should be addressed
as a matter of urgency.
Chapter 6 Spatial Strategy
“Consultation Local Plan – Draft Strategy 1
Overall Spatial Strategy for Development in East Devon:
Planned provision (including existing commitments) will be made in East
Devon for:
1. Around 15,000 new homes in the 2006 to 2026 period ; and
2. Development on around 180 hectares of land for employment purposes of
which 106 hectares is already available/committed to development (including
65 Hectares at the West End) and 74 hectares will come forward through
additional allocations (20 hectares of which will be at the West End).”
There is no justification cited for this level of new housing. The Report of
Roger Tyms and Partners (October 2011), which was commissioned by the
council, refers, on p.45 to assumptions about future growth that are based on
net migration figures that may be flawed, leading to projections of future
population that may be too high. As the Tyms Report notes (p46) there is a
danger that housing forecasts of additional households involve a circular
argument.
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The East Devon Green Party believes there is insufficient evidence that
15,000 new homes are needed in East Devon during the life of the draft plan
and suggest reducing this figure to 12,500 or fewer homes, with a larger
proportion of these than envisaged being allocated as ‘affordable housing’
even if that means waiting until economic conditions change.
There is no justification for the current level of provision of Employment Land.
The Tyms report (p.53) has already made it clear that most of the growth in
jobs in East Devon will be in “non- B space” sectors; sectors that do not
require “Employment Land” , including tourism, catering, shops, self-employed
construction. We support earlier comments by Sidmouth Chamber of
Commerce about the level of provision of Employment Land.
We cannot accept that the area of land described as the “Multimodal Freight
Terminal” is not included in the calculation of the total amount of land for
Employment. In the calculation of employment land provision in the previous
version of the plan, the land was not counted as employment land on the
basis that the land was “regarded primarily as a transport scheme” LDF Core
Strategy Preferred Approach Report September 2010 p.33. Now the
possibility of a rail freight terminal is postponed, or abandoned, and the land is
to be used for a supermarket depot. So why does the council exclude this
land from its calculation of “employment land” (pp. 31 and 58), especially in
view of the fact that the primary reason given for granting planning permission
for disasterous development is that it will provide employment?
Consultation Local Plan – Draft Strategy 3
Sustainable Development:
The objective of ensuring sustainable development is central to our thinking.
We interpret sustainable development in East Devon to mean that the
following issues and their interrelationships are taken fully into account when
considering development:
a) Conserving and Enhancing the Environment - which includes ensuring
development is undertaken in a way that minimises harm and enhances
biodiversity
and the quality of the landscape.
b) Prudent natural resource use - which includes minimising fossil fuel use
therefore reducing carbon dioxide emissions. It also includes minimising
resource consumption, reusing materials and recycling, preserving agricultural
land and encouraging local food production to meet local need.
c) Promoting social wellbeing - which includes providing facilities to meet
people's
needs such as health care, affordable housing, recreation space and village
halls.
d) Encouraging appropriate development - which includes securing jobs
that do not damage the long-term prospects of the people of East Devon (eg
by increasing GHG emissions or squandering natural resources).
e) Taking a long term view of our actions - Ensuring that future generations
live in a high quality environment where jobs, facilities, education and training
are readily
East Devon Green Party. January 31st 2012
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available by building a local economy based on small and micro-businesses;
independent shops and traders and creating jobs through conservation and
green tourism.
We support Draft Strategy 3. The Draft Plan does not give evidence of
conforming with these objectives.
Consultation Local Plan – Draft Strategy 4
Balanced Communities:
By balanced communities we mean that in any area or neighbourhood 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 resident
population. Key components of a balanced community include:
a) Securing employment provision across East Devon - this should
reduce the need for commuting - where housing is proposed we will require
new job provision.
b) Securing social, health and community and educational facilities these facilities play a central part in community life and new housing should
help secure their provision and keep the community vibrant and viable.
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
We support this strategy. In relation to 4 b we are concerned that EDDC has
allowed planning permission for housing at Westclyst without securing funding
sufficient for a new school. We are also concerned that the provision of
further housing in Exmouth will exacerbate the trend for too many people who
live in Exmouth commuting to work, clearly acting against the requirement for
a more balanced community at Exmouth. We are also concerned that
expansion of Cranbrook is proposed without sufficient consideration of
provision of facilities (see below).
Final comments on Chapter 6. The justification for an overall housing
provision of 15,000 houses is largely based on out of date polices such as the
RSS, flawed growth projections, the desire to cater for the future development
needs of the wider area, and the government’s desire for more growth.
However the people of East Devon have expressed the view that
inappropriate development should be avoided and that they they would
support their council if the council set a lower target. It seems that the council
are more interested in the wishes of the government, or the developers, than
the electorate of East Devon. We support calls for a target of 12,500.
We are particularly critical of the level of provision of employment land. The
more employment land we allocate, the more pressure for inward migration,
and the less affordable our housing market.
Chapter 7. Development of East Devon’s West End
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Employment land: Sadly the hope that development will take place “to the
highest level of sustainability” (7.1) and that “East Devon’s West End will
accommodate a wide range of highly skilled, secure and well paid jobs” (7.8)
is an ambitious claim now that the largest building in the whole development
is to be a supermarket depot employing low-paid shift workers. The Tyms
Report (page 83) seems to assume that the railway siding will not now be built
and argues that the “Remainder” of the “Intermodal” site can now be
“discounted” and should be allocated for other uses. We therefore argue that
Draft Strategy 12 is based on an inaccurate assessment of the current
situation.
There is no justification for the provision of extra employment land, in addition
to the provision in the Core Strategy Preferred Options. The Tyms report
makes it clear that too much employment land is being provided. The location
of the extra land at the Airport Business Park is poorly located in relation to
access, according to the Sustainability Appraisal (Draft Local Plan page 60).
It is significant that the Tyms Report discounts the possibility of this site. and a
number of others.
Housing land: As the overall provision of housing land in the draft local plan
is too high, the provision in the West End is also too high, and does include
developments that threaten the sustainability of local infrastructure.
We are concerned that the proposed expansion of Cranbrook will be allowed
to take place without provision of sufficient facilities. Before any more
expansion is allowed, the council should set out a comprehensive shopping
list of requirements. For example, there should be safe pedestrian and cyclist
access from Cranbrook to Broadclyst, including a new pedestrian/cyclist
bridge across the railway. We believe that it should be possible to extend the
pedestrian and cyclist route all the way to Broadclyst, in co-operation with the
National Trust (the major landowner). There should be sufficient provision of
allotments, and/or a community farm. We are concerned that a previous
possibility of Devon County council funding for the proposed high quality
public transport is now withdrawn. Public transport facilities must be fully
funded by developers if possible.
Exeter Airport: The omission of the airport from the Sustainability Appraisal
is regrettable. Sections 7.54 -7.57 and Draft Strategy 13 do not mention the
inevitable GHG emissions and air quality deterioration as a result of airport
activity. A number of unsubstantiated claims are listed: “Future activity at
Exeter airport will:• Support the UK economy• Support regional economic
growth• Allow for tourism growth in the South West region.” However it is
more likely that the cost of GHG emissions from aviation will outweigh the
benefits and it seems likely that the airport is mostly transporting tourists away
from the South West region. We do not support airport expansion.
Chapter 10.Exmouth
This chapter attempts a balanced approach but we are concerned that there
is too much provision of housing, which may perpetuate the problem of
commuting out. Also, the concerns of the Sustainability Appraisal and
Evidence of the risk to natural habitats are not sufficiently taken into account.
East Devon Green Party. January 31st 2012
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Substantial development of the town centre is proposed both here and in the
Exmouth Masterplan but this fails to take into account the increased risk of
flooding due to climate change. It is irresponsible not to refer to the new
maps from the Environment Agency showing that much of the Town Centre
will be below the average high tide within the life time of the proposed
developments. We have to be realistic about the future.
Chapter 21: The Development Management Policies of the Local Plan
The distinction between material provided in the earlier sections of the draft
plan and this section is explained, but we believe there is still a ‘strategic’
flavour to the section overall and we would like to see some points made
more decisively.
Policy S5: Development in the Countryside. The statement ‘development
in the countryside will only be permitted where it is in accordance with a
specific Local Plan policy that explicitly permits such development and where
it would not harm the distinctive landscape, amenity and environmental
qualities within which it is located’ is far too vague given that definitions of
specific Local Plan policies are very broad. The default position should be
not to permit development in the countryside, and any exceptions should be
more narrowly defined than the strategic language currently allows.
S6: Development in Green Wedges. The Green Wedges listed are listed
because they have been identified as being important. The policy S6 should
read: ‘Within Green Wedges, as defined on the Proposal Map, development
will not be permitted.’ Qualifying this statement undermines the credibility of
the local plan because by definition development on identified green wedges
would be ‘sporadic’ and it would ‘damage the individual identify of a
settlement or . . . encourage settlement coalescence’.
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Representor 3228 - Hubert Gibbs - Savills
January 2012

pol080212ltnj - clyst sg.doc

Planning Policy
East Devon District Council
Knowle
Sidmouth
EX10 8HL

bc
Neal Jillings BSc(Hons) MA MRTPI
E: njillings@savills.com
DL: +44 (0) 1392 455 719
F: +44 (0) 1392 455 701
The Forum
Barnfield Road
Exeter EX1 1QR
T: +44 (0) 1392 455 700
savills.com

Dear Sir/Madam,
Representations to the East Devon Local Plan on behalf of ....
These representations have been prepared by Savills on behalf of Mr Hubert Gibbs. who has an interest in
land at Clyst St George identified on the enclosed plan. We support Draft strategy 22 and consider that the
level of growth at Clyst St George is appropriate and that the site at Bushayes Corner is the most appropriate
site on which to deliver this growth in a sustainable and sympathetic manner
Draft Strategy 2 (Scale and Distribution of Development in East Devon)
In our view, it is vital to allow some growth in rural areas and in appropriate villages, and this is supported by
planning policy at the national level. In particular, PPS3 requires sustainable, inclusive and mixed
communities in rural areas. Whilst it is clear that the majority of development will be accommodated in the
Area Centres and West End, this should not be at the expense of addressing the various development needs
of East Devon’s villages.
Draft Strategy 22 (Development at the Small Towns and Villages with Built-Up Area Boundaries)
We support Draft Strategy 22 in relation to the allocation of future residential development at Clyst St George.
Clyst St George is a small village with a reasonable level of facilities, however additional development will
assist in enhancing the vitality and viability of the village, as well as assisting in further enhancements to
existing community facilities.
Clyst St George has a Primary School (Lady Seaward’s Church of England Primary School), a village hall
and existing bus services providing access further afield. In addition, the HQ for Devon and Somerset Fire
and Rescue Service is located on Chapel Hill.
We support the allocation of 25 dwellings at Clyst St George, and consider that the land at Bushayes Corner
(see enclosed site location plan) is the most appropriate site to accommodate the growth.
Whilst the site is adjacent but outside the settlement boundary, it is considered that there are currently a lack
of available sites within the village, and therefore it will be necessary to allocate sufficient land for future
development on sites adjacent to the settlement boundary. By providing an extension to the north of the
village, this will avoid putting pressure on the existing urban area to accommodate future residential
development. PPS3 requires that sites for housing are suitable, available, achievable and therefore
deliverable. In this respect, it is concluded that the most appropriate area for residential development lies on
land to the north of the village, particularly on land identified on the enclosed site location plan.

Offices and associates throughout the Americas, Europe, Asia Pacific, Africa and the Middle East.
Savills (L&P) Limited. Chartered Surveyors. Regulated by RICS. A subsidiary of Savills plc. Registered in England No. 2605138.
Registered office: 20 Grosvenor Hill, London W1K 3HQ
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The site does not fall within any protective landscape or planning policy designations. The site is near to
Topsham railway station, although we accept that journeys on public transport are more likely to be made on
buses with the regular 57 service running nearby from Exmouth to Exeter. There are opportunities to reduce
the need to travel and meet the local needs of Clyst St George through the allocation of future development.
We note the feedback provided to East Devon District Council from the Parish Council, as set out in its
publication as part of the LDF evidence base, published at the end of 2010. This is set out verbatim below;
“55 open market houses are required, 15 affordable and 5 sheltered, with the majority being 3 bedrooms in
order to attract families and protect the school.
Employment should be Light industrial, retail and offices. Contained within the existing industrial type areas
i.e. Darts Farm, Clyst Works Odhams Wharf etc.
A new PO/shop is required, a play area for children, Skateboard area, Tennis courts and a mains gas supply
and improved bus service to the village”
We consider that, working with the District and Parish Council, the land shown on the attached can deliver
the growth that the community has identified as being required and also assist in delivery of wider aspirations.
Yours faithfully

Neal Jillings BSc(Hons) MA MRTPI
Associate
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Representor 3247 - Mr James, Crossways, Aylesbeare

Representor 3248 - John Radford - CRAG

East Devon Local Plan Consultation - Jan 2012
Comments by the Cliff Road Residents Action Group – CRAG
31 Jan 2012
CRAG members:
John and Chris Radford – Overthorpe, Cliff Road.
Peter and Jacqui Hand – Shimoda, Cliff Road.
Tony and Biddy Miller – Uplands, Cliff Road.
Julie Burdekin – Derby Cottage, Cliff Road.
Paul Griew (chairman) – Cliff Cottage, Cliff Road.
Steve and Alison Chipperfield – Windgates, Cliff Road.
Anthony Biles – Southhay, Cliff Road.
Martin and Jo McInerney – Seafield, Cliff Road.
Layout of this response
Page numbers are Local Plan page numbers
The subject of our comments is highlighted in grey.
Each subject is followed by our comments.
______________________________________________________________

CRAG Comments
CHAPTER 3
Page 16.
3. Vision for East Devon to 2031
3.1
As a starting point to help us tackle the challenges we face over
the next 20 years we have created a Vision statement to sum up our
aims. The vision is aspirational but also it is rooted in realism. We
welcome your comments on whether you think we have got it right.
Where in the LP is the ‘Vision statement’ to comment upon? 3.2 to 3.14 don’t
read like a Vision statement or a summary of aims, they read like regulations
and actions. A vision statement usually describes a vision of the community in

x years time, so the aims can then be chosen to achieve that vision. It is not a
summary of aims that have determined beforehand.
Is your Vision statement 3.2 to 3.14 or what?
Assuming your Vision statement is 3.2 to 3.14:
• there is nothing there about sustainable, prosperous, safe communities
which are safe from such things as tidal flooding and coastal erosion .
Please add this.
• The 2006 briefing paper Coastal Zone Policy said “Core Strategy
should:
o Set out a long term sustainable vision for the coast in particular
Devon’s undeveloped coast, for its protection, management and
enhancement.
o Set out the adaptation strategies to be developed for those
locations considered at risk of coastal erosion and flooding,
particularly where there is priority for defense
If this LP is replacing the Core Strategy then please include your ‘vision
for the coast’ in your Vision Statement and set out the ‘adaptation
strategy’ in an appropriate part of the LP.
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3.12 In delivering growth at the market and coastal towns and rural
communities the challenge will be to provide all the necessary facilities
whilst protecting East Devon’s outstanding quality of life and very
special environment. This includes the World Heritage Coast site, as
well as the Blackdown Hills and East Devon Areas of Outstanding
Natural Beauty. The key is to respond sensitively to the needs for more
balanced communities without damaging the environmental qualities
that we cherish. The local distinctiveness of East Devon in both
landscape and building traditions will be supported and we will set the
agenda and design standards for future progressive development.

3.12 is about delivering growth, for which the key is…. responding sensitively
to the needs for more balanced communities without damaging the
environmental qualities that we cherish.
Please apply this key to the delivery of new infrastructure, which is needed to
make existing communities safe and sustainable (eg. roads and infrastructure
to combat climate change and sea level rise).
Hence we suggest the following amendment:
“3.12 To make existing communities safe & sustainable and in delivering
growth….”

If your Vision statement is not 3.2 to 3.14, then we request the right to
comment upon it later, when we know what it is.
________________________________________________________________
Page 19

3.15 - The East Devon Sustainable Community Plan has 7 themes
each with a priority for action as set out below:
We are surprised the East Devon Sustainable Community Plan does not
include maintaining the existing economy and social fabric, promoting social
well-being and providing the infrastructure which supports these. Please
include these if possible
•

Economic Development: Increasing opportunities for raising
average income through regeneration.

As well as economic development sustainable communities rely on
maintaining the existing economy and social fabric. Please include these
objectives if possible.

CHAPTER 4
Page 20

4. Key Issues and Objectives
What Influences East Devon Now
4.1- There are many positive things about East Devon. We have listed some of
these below under thematic headings:

Section 4 only consists of a list of “positive things about East Devon”. It does not
contain any objectives or what are normally considered to be key issues.
The list includes transport. Surely the sea defenses and coast protection works
that protect the existing coastal communities are significant ‘positive things’ that
should be included in this list. Please include these.
We request the following key issue and objective be included in section 4.
Key issue
East Devon’s existing coastal communities, which make a significant
contribution to East Devon’s sustainability and are part of the area’s
intrinsic character, are threatened by climate change, sea level rise &
erosion.

Objective
To maintain the safety, the sustainability and the intrinsic character of
coastal communities that are threatened by climate change, sea level rise &
erosion.

CHAPTER 6
Page 36 - 6.20
Consultation Local Plan – Draft Strategy 3
Sustainable Development:
c) Promoting social wellbeing - which includes providing facilities to
meet people's needs such as health care, affordable housing,
recreation space and village halls.
d) Encouraging Economic development - which includes securing
jobs.
We object to this exact wording.
Reasons:
c) Research has shown that flooding and erosion, which threatens homes and
businesses, and the fear of such flooding and erosion, has a very significant
negative impact on people’s health and social well-being and on the local
economy. This negative impact is likely to increase during the life of the Plan
due to climate change and sea level rise.
PPS1 Delivering Sustainable Development includes the need for safe
development and safe communities.
Hence… after health care please insert ‘a safe environment’.
d) Economic development is dependent on the maintenance of and the
development of the existing economy as well as the creation of new jobs.
Hence replace which includes securing jobs with ‘which includes
maintaining and developing the existing economy and securing new
jobs.’
________________________________________________________________

Page 38 - 6.23
Consultation Local Plan – Draft Strategy 5
Environment
All development proposals will contribute to the delivery of sustainable
development, ensure protection and enhancement of natural and built
environmental assets and geodiversity.

We object to this introduction to DS5
Reasons:
We agree that all development proposals must contribute to the delivery of
sustainable development.
However we do not agree that all development proposals must ensure the
protection and enhancement of natural and built environmental assets and
geodiversity.
First - it is not possible for all development to ensure all of these
requirements. For instance some development will be remote from
geodiversity sites. Hence DS 5 is not deliverable so it is not effective.
Second - Saying all development proposals must fulfil these specific
requirements places them above other sustainable development requirements
such as a prosperous economy, health, safety and social well-being. This is
not a balanced policy when the LP is taken as a whole, because all other
sustainable development requirements are not given similar status in the
Plan. Sustainable development includes the protection and enhancement of
natural and built environments and geodiversity so there is no need to repeat
it.
Consultation Local Plan – Draft Strategy 5
Environment
Open spaces and areas of biodiversity importance and interest will be
protected from damage, and the restoration, enhancement, expansion and
linking of these areas to create green networks will be encouraged through a
combination of measures such as;
6) Conservation and enhancement of Sites of Special Scientific Interest
SSSI) in accordance with the Wildlife and Countryside Act.

Object: We object to the inclusion of sub section 6 in DS5
Reason: Local Planning Authorities cannot enforce other legislation (such as
the Wild life and Countryside Act), nor can they determine whether a planning
proposal is or is not in accordance with an Act. Hence the LPA’s Local Plan
cannot suggest it will do so.

CHAPTER 14

14 Sidmouth
Page 103
14.2 What the sustainability appraisal and evidence tells us
about the future of Sidmouth:

•

The draft Shoreline Management Plan 2, recommends that in
the short, medium and long term (100 years) a policy of "hold
the line" is adopted for Sidmouth seafront West of the River Sid
to the Chit Rocks. For the River Sid and East Sidmouth the
Shoreline Management Plan 2 recommends “managed
realignment” through beach management from the present day
through to the long term.

We object to this statement.
Reasons:
1. Minor point, the SMP has been adopted. It is no longer the draft SMP
2. Major point, the following statement is factually incorrect.
For the River Sid and East Sidmouth the Shoreline Management Plan
2 recommends “managed realignment” through beach management
from the present day through to the long term.
For this section of coast (SMP2 management unit 6a35), at the top of page
207 of SMP2 it states:
“Implementation of Managed Realignment could involve extending the
beach management activities at Sidmouth to also cover this section of
the coast….but uncertainty remains over exactly how this policy could
be implemented in a sustainable way, addressing technical,
environmental and economic concerns. Further detailed investigation is
needed during this period (i.e. from the present day – short term
period) to determine the most appropriate means of implementing this
policy….”
This recommendation is carried through to the SMP2 Action Plan. It includes
Strategic Action (ref: SDAD.PSA6.3.1). It states:
“Undertake a Strategy Study for Sidmouth (by 2014) to determine the
best approaches for delivering the policies and develop a programme
of works for policy units 6a34 to 6a38… et al to address concerns
about recent increases in the rate of cliff recession that have occurred
since the beach level to the east of the River Sid lowered.”
From this you will see SMP2 is not ‘recommending managed realignment
through beach management from the present day through to the long term’
as stated in 14.2.
Further, please note: According to Defra Guidelines and good practice,
Strategy Studies normally review policies in SMPs and on occasions they
replace them with another policy. So in this case, because the SMP2 Action
Plan states EDDC will Undertake a Strategy Study and EDDC have agreed
the Action Plan, it is by no means certain the Managed Realignment policy
here (unit 6a35) will stand for the duration of the Local Plan.
Hence: we believe your interpretation of the SMP2 evidence base is not
correct, in which case anything in the LP which relied on this incorrect
interpretation is not justified. We request that the interpretation is

corrected and anything that relied on it is reviewed, otherwise it could
lead to unjustified LP policies and subsequent planning decisions.
Further: if the Sustainability Appraisal was based on incorrect or
incomplete evidence, then the SA is unsound and we request the SA is
reviewed to take account of the correct or complete evidence.

Page 103
14.5

We will conserve and enhance the overall quality and appeal of Sidmouth
by:……..

The ‘overall quality and appeal of Sidmouth’ will be significantly damaged by
tidal flooding and coastal erosion if it does not have appropriate sea defenses
and coast protection works (especially in the face of sea level rise), just as
much as it will be affected by the actions listed in 14.5.
Hence we believe the Council should commit to conserving and
enhancing the overall quality and appeal of Sidmouth by: Promoting
appropriate sea defense and coast protection works. Please add this to
the 14.5 list of actions.

Page 104
Consultation Local Plan – Draft Strategy 21
Development at Sidmouth:
The preferred approach for Sidmouth will see limited housing development within
the existing built-up area boundary. Commercial development will be focused on
complementing the high quality of the town and its importance as a year round
tourism destination. Job opportunities will also be provided through the allocation
of additional employment land. Working with our partners in Sidmouth, over the
2011 to 2026 period, we will specifically plan for and promote:
5. Infrastructure - better management of road space in the town centre to
alleviate congestion, and “park and ride” (and park and change) provision.”

The success of housing and commercial development in Sidmouth, the
important year round tourism and job opportunities are vulnerable to tidal
flooding and erosion, especially in the face of sea level rise; hence they are
dependent on the provision and the long term maintenance and renewal of
sea defenses and coast protection works. We believe the council should
commit to planning and promoting these by amending subsection ‘5.
Infrastructure’ as follows:
5. Infrastructure - better management of road space in the town
centre to alleviate congestion, and “park and ride” (and park and
change) provision …and the provision and long term maintenance
of appropriate sea defense and coast protection works.

CHAPTER 16
Page 132 - 16.50
Safe Communities
Consultation Local Plan – Draft Strategy 31
Community Safety:
Through the East and Mid Devon Community Safety Partnership the Council will
work to reduce crime and the fear of crime in the District. The Council will
encourage new development that has been designed to minimise potential for
criminal activity and incorporates the principles of 'Secured by Design' and will
support development proposals aimed specifically at improving community
safety.
Creating safe communities is part of sustainable development. It is not just about
reducing crime and the fear of crime. It is also about being safe from tidal flooding and
coastal erosion. Flooding and coastal erosion and the fear of flooding and coastal erosion
have a significant impact on economic development, health and social well-being.
Hence we believe the Council should widen its commitment to community safety
by widening Draft Strategy 31 as follows: after ‘fear of crime’ insert… ‘and to
reduce flooding and coastal erosion and the fear of them,’

CHAPTER 17
Page 134
17 Climate Change
Government’s throughout the world advise communities to consider how to
mitigate climate change and how to adapt to it.
This important climate change section in the LP only considers carbon, a
cause of climate change, and how to mitigate it. It does not consider the
consequences of climate change and how to adapt to them in accordance
with Government guidance on Plan making.
This section provides a golden opportunity to summaries sea-level-rise, to
quantify the increased probability sea flooding and coastal erosion and the
risks which that poses to coastal communities and how to adapt to these
risks. Much of this base line information should be in your Strategic Flood
Risk Assessment. How you propose to adapt to it for the benefit of your
communities should be in the LP. Other coastal Local Planning Authorities
have done so.
We urge the Council should take this opportunity.

Please note: the SMP2 is not a spatial planning document. It's an engineering
document for planning government investment in coastal defense
infrastructure. It does not deal with all the spatial planning consequences of
climate change and sea level rise. It is for LPAs to use the SMP to inform their
assessment of these consequences on their economic development and their
communities and to plan accordingly.
______________________________________________________________
CHAPTER 18
Page 148
Coastal Areas
18.20 East Devon’s exceptional coastline forms part of a World
Heritage Site (WHS) and is mostly undeveloped. Parts of the
coast are eroding and in some cases this impacts on people’s
livelihood and homes. We will:
o

Discourage development in undeveloped coastal areas if
it would have adverse landscape impacts unless there
are no alternatives available, (such as with established
holiday parks) and development is essential.

Clarification: Does ‘discourage development’ apply to coastal infrastructure
development that is needed to protect coastal settlements?
If it does we must object to that meaning, not least because it is not in
accordance with your Coastal Zone policy.

18.20 continued
o

Promote coastal protection measures where erosion could impact
on people's livelihoods and homes where this aligns with the
emerging Shoreline Management Plan 2 (long-term plan) and is
financially feasible.

We object to… ‘where this aligns with the SMP2’. (Incidentally, it’s not ‘the
emerging SMP’ now)
Reason: Coast protection measures do not have to align with SMP2 unless
they are being funded by DEFRA (NB. Please see more detailed reasons for
this on this on page 191 regarding - New Proposed Policy EN23 - Coastal
Defense Schemes ) .
Hence: after 'financially feasible' please add...and where coast
protection proposals do not align with the SMP2 we will give them due
consideration.

Please note: This bullet point refers to ‘coastal protection measures’ only. For
the avoidance of doubt Defra and Operating Authorities use the term ‘coast
protection measures’ to mean measures to protect the coast from erosion. It
does not include ‘sea defense measures’ which are to defend the low-lying
coast from tidal flooding. Do you mean you will not promote sea defense
measures even if they are in line with the SMP?
If so we must object to this meaning because there should be no
distinction unless it is explained, thereby giving the public the chance to
comment.
______________________________________________________________
Page 148
Coastal Zone
18.21…….National planning guidance places a requirement on the
Council to define the undeveloped coast and the Local Plan currently
shows a Coastal Preservation Area. We intend to rely on existing
evidence and investment programmes for the Shoreline Coastal Zone
to manage this precious resource properly. Further investigation and
assessments of the Coastal Zone for very specific areas may be
undertaken should the need arise.
Clarification: Does this mean you propose ‘to define the undeveloped coast’
as the Coastal Preservation Area and or as the Shoreline Coastal Zone or
what?
If so, we must object because the purpose of the ‘undeveloped coast’ is
different from the Coastal Preservation Area and the Shoreline Coastal
Zone.
If not, please explain what you do mean and consult us again on that
meaning please.
______________________________________________________________
Page 149
18.24
Consultation Local Plan – Draft Strategy 38
The Undeveloped Coast in East Devon
The Council will define an undeveloped coast policy with regard to
views from both land and sea. Restrictive policy will place limits on
development in this area that could damage this undeveloped/open
status. This will be defined on the basis of visual openness and views
to and from the sea. The boundary of the Coastal Preservation Area
shown on the East Devon Local Plan will be used as a basis for
informing area definition.

We must object to this policy
Reasons:
We are concerned that you are asking us to comment on a draft strategic
policy that proposes to define the ‘undeveloped coast’ and to develop
‘restrictive policies’ in the future.
Consequently it is not a policy for the regulation of development upon which
we can make meaningful comments. It is a statement of intent.
It is unreasonable to ask us to comment on such a policy when the area of
land to which the policy applies, the undeveloped coast, had not been
defined. This is because we cannot consider all the potential consequences of
the policy ‘on the ground’ and therefore we cannot take these consequences
into account to enable us to properly consider the policy and comment on it.
We suggest this policy is resubmitted for public consultation with a plan
showing the boundary of the land to which it will be applied in due
course.
The eastern extremity of developed Sidmouth (the Cliff road area, where we
live) is in the Coastal Preservation Area. We object to this developed area
being included in the forthcoming ‘Undeveloped coast’ area.
Please ensure you consult with us on the forthcoming definition of the
Undeveloped Coast area.
______________________________________________________________
Page 149
Rejected Options
18.25 - The Preferred Approach in respect of coastal zone protection is
favoured over the following alternatives:
2. Not Allowing Any Development - if policy did not allow for any
development of any shape or form it could prevent necessary works
from happening (for example in respect of coastal protection) or
exceptional cases where the social or economic benefits might
outweigh adverse environmental impacts.
We support your rejection of alternative 2.

Page 150
Shoreline Management Plans and Coastal Protection/Erosion
Please note: ‘Coastal Protection’ is the protection of the coast from erosion.
SMPs also deal with Sea Defence, the defence of low-lying land from tidal

flooding. The collective term for ‘coastal protection’ and ‘sea defence’ is
‘coastal defence’.
We note from 18.26 you did not mean to exclude sea defence from this title so
we suggest the following title…
Shoreline Management Plans and Coastal Defense (erosion & tidal
flooding)
or for more clarity…
Shoreline Management Plans and Coastal Protection (erosion) and Sea
Defense (tidal flooding).

18.26 - Parts of the East Devon Coastline are subject to erosion. It is
anticipated that climate change will create increasing pressure on
coastal and estuarine environments through accelerating rates of sea
level rise and an increased number of storms. If this occurs it will have
implications for the cost and effort involved in protecting coastal
communities from risk of flooding and coastal erosion. The potential
impacts are not only in terms of individual properties at risk of loss or
damage, but also the wider impacts on the local economy and local
communities.
We support 18.26. You may wish to know: as well as the wider impacts on
the local economy and local communities, tidal flooding and coastal erosion
and the fear of these can have a significant impact on health and social wellbeing. You may wish to recognise this in the last sentence.

18.27 - The Jurassic Coast World Heritage Site Management Plan
highlights the fact that coastal erosion is part of the natural process and
part of what helps define and justify the status of the coast. A key aim
of the WHS Management Plan is ‘protecting the outstanding universal
value of the WHS by allowing natural processes to continue’. This plan
seeks to balance this aim with the social and economic needs of our
coastal communities.
We support 18.27 so long as the Plan achieves the balance. Unfortunately
we are very concerned that the WHS aim as set out in the Plan out
weighs the social and economic needs of coastal communities and
individuals.

18.28 - Measures and policy for the management of East Devon’s
coastline is set out in the Shoreline Management Plan 2, which has
recently been approved. This provides an objective, large scale
assessment of the risks to people and the environment resulting

from the evolution of the coast over the next 100 years. It is a nonstatutory policy document for the planning and management of coastal
defences. The broad approach of the SMP2 is to defend the centres of
the main settlements along the coast and allow natural processes to
continue in the rural areas. However, some properties in the towns are
likely to be affected by coastal erosion in the medium (20-50 years)
with substantially more likely to be affected in the longer term (50-100
years). Detailed policies for managing this change have been included
in the proposed Development Management Policies
The SMP sets out measures and policies for the management of East
Devon’s Coastline for the purpose of Government investment in coastal
defences only. To avoid misleading the public and basing a policy on
incomplete evidence, please amend…
•

Measures and policy for the management of East Devon’s
coastline is set out in the Shoreline Management Plan 2, which
has recently been approved”… to read… Measures and
policy for the management of East Devon’s coastline, at
government expense, is set out in the Shoreline
Management Plan 2, which has recently been approved and

•

‘It is a non-statutory policy document for the planning and
management of coastal defenses.’… to read… It is a nonstatutory policy document for the planning and
management of coastal defenses at government expense.

18.28 continued
Consultation Local Plan – Draft Strategy 39
Coastal Erosion
Along the Jurassic Coast WHS, the outstanding universal value of the
WHS will be conserved by allowing natural processes to continue,
unless the safety and economic well being of any coastal community
would be undermined, provided that the implications of this for the
Jurassic Coast have been fully considered.
We object to this policy because it does not achieve the balance set out in
18.27 and it is not justified.
Reasons:
1. We understand the WHS Management Plan Aim 1 is:
To protect the Site’s Outstanding Universal Value and integrity by allowing the
natural processes which created it to continue.”

We note that a modified version of this aim ‘the outstanding universal value of
the WHS will be conserved by allowing natural processes to continue’, is
enshrined in draft policy 39.

First - The WHS aim it to protect the WHS, it is not to conserve it. Conserving
it is stronger than protecting it, so policy 39 is stronger than the WHS aim.
This is at the expense of development.
Second - Enshrining the WHS aim Local Plan policy and not other aims or
rights, such as the right to protect ones property, gives the WHS aim
precedence over other aims? This is at the expense of development.
Third - Point 4.2 Para 2 of the WHS Management Plan says …..
However, there are a number of locations along the World Heritage
Site which might warrant coastal defences now or in the future,
including on the edges of Sidmouth, Lyme Regis, Weymouth and
Swanage. These locations vary in their significance with respect to
their values of the WHS, so the impact of any potential coastal
defences would need to be examined on a case by case basis.
Draft Strategy 39 does not acknowledge this important flexibility.
2. The primary purpose of Spatial Planning is to facilitate development. To do
so, it needs to identify the constraints to development. Policy 39 does not
follow that tenet, it places the WHS aim above and before development and it
places greater weight on the WHS aim than it does on development. Under
policy 39 applicants for development will have to show the safety and the
economic well-being of the coastal community will be undermined if their
application is to succeed. It should be for the custodians of the WHS to show
the development proposal will adversely affect the natural processes to such
an extent it will damage the universal value of the whole WHS site.
3. The yard stick….’the safety and the economic well-being of the community
being undermined’… is unreasonable and unsound. The reasons for policy 39
in 18.29 do not refer to communities being at risk it refers to a small number of
properties. Their loss cannot undermine the safety and the economic wellbeing of a ‘coastal community’ so it is unreasonable and unsound. The safety,
the social well-being and the health of the small number of residents who are
threatened by coastal flooding or erosion should be the subject of this policy
for the reasons given in 18.29.
It would be a more balanced and reasonable policy if it said….
Development decisions will take into account the Jurassic Coast WHS
aim, to protect the Site’s Outstanding Universal Value and integrity by
allowing the natural processes which created it to continue.”
This fulfils the reasons for policy 39 given in 18.29. In particular it fulfils the
requirement that ‘the impact of development on the Jurassic coast is taken
into account’ and no more.
4. The reasonable alternative to DS 39 was improperly rejected, so DS 39 is
not justified. (see our commentary on Rejected Options 18.29 below)
Rejected Options
18.29 – The preferred Approach in respect of coastal erosion is favoured over
the following alternative:
1. Defining specific areas for defence work or proposing defence/means
to secure their implementation – lies outside the remit of the local plan.

PPS 12 (infrastructure) and the National Policy Panning Framework both
expect LPAs to plan for infrastructure in connection with sustainable
development and in connection with Managing risk from coastal change.
The NPPF states:
(Ignore this dividing line)

Introduction - ‘The government expects the planning system to deliver ……
infrastructure …that the country needs.’
S 10 states - For the planning system delivering sustainable development
means…
(Ignore this dividing line)
• Planning for prosperity (an economic role) - use the planning system to
build a strong, responsive and competitive economy…. by identifying
and coordinating development requirements, including the provision of
infrastructure.
Clearly this applies to economic development as well as new buildings so
it applies to coastal defences which are needed to protect economic
development and the existing buildings where it can take place, as well as
new buildings.
(Ignore this dividing line)
s.160 states: Local planning authorities should be clear as to what
development will be appropriate in coastal Change Management Areas and in
what circumstances.
Bearing in mind the s 10 this must include what coastal defences are needed
in coastal change management areas.
PPS 12, the NPPF and you draft LP (DS 44 Infrastructure Delivery) all refer to
the use of the Community Infrastructure Levy to contribute to infrastructure
(as scheduled). This schedule can include coastal defence infrastructure that
is needed to support sustainable development. (other LPAs include it). Hence
it is within the remit of the Local Plan to define specific areas for defence work
or proposing defence and the means to secure their implementation.
Consequently the alternative approach, Defining specific areas for defence
work or proposing defence/means to secure their implementation, is with
in the remit of the local plan and it should not have been rejected for the
reason given.
Hence the choice of draft strategy 39, as the preferred approach, did not
properly consider a reasonable alternative, so it is not justified.

Page 157
Consultation Local Plan – Draft Strategy 41
Nature Conservation and Geology
All development proposals will need to:

1. Protect the biodiversity value of land and buildings and minimise fragmentation

of habitats.
2. Maximise opportunities for restoration, enhancement and connection of natural
habitats.
3. Incorporate beneficial biodiversity conservation features.
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 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.

We object to this policy.
Reasons:
‘All development’ does not allow for exceptions. This is not flexible so DS 41
is not effective.
‘overriding public interest’ is a national criteria for determination by the
Secretary of State. LPAs should have regard for overriding public interest
when determining planning applications but they cannot decide if a proposal is
or is not of overriding public interest as proposed in DS 41. The SoS makes
that decision.
Hence DS41 is not in accordance with national policy and legislation, so
it is not justified.
______________________________________________________________
CHAPTER 19
Page 162

19 Delivery and Infrastructure Provision
Provision of Social, Physical and Community Infrastructure
Understanding Other Organisations’ Proposals and Plans
Developer Contributions and the Community Infrastructure Levy

We support 19.2 to 19.8 and request:
•
•
•

Coastal Defence infrastructure is included in the Infrastructure
Delivery Plan
the Community Infrastructure levy is used to contribute towards
Coastal Defence
Developers contributions are sought for Coastal Defence, where
appropriate

______________________________________________________________

Page 165
Consultation Local Plan – Draft Strategy 44
Infrastructure Delivery
We support Draft Strategy 44.
Please note: DS44 reinforces our arguments in 18.28 & 18.29 regarding the
LP remit to …. Defining specific areas for defence work or proposing
defence/means to secure their implementation

Part Two - Development Management Policies

CHAPTER 21
Page 190
21.52 - The Shoreline Management Plan 2 (SMP2) 70 forecasts
shoreline positions in three year periods (0-20 years, 20-50
years and 50-100 years). This breakdown provides valuable
information on when a particular property is likely to be affected
and is the best information available unless a site specific study
is undertaken with new data to update the SMP2 findings.
This statement is factually incorrect at Sidmouth. The SMP does not
provide the best information there. The existing erosion line (Jan 2012)
already exceeds the 20 year erosion line in SMP2. A site specific study
is not needed to determine this, the site merely needs to be inspected
and compared with the map in SMP2. Please correct this statement.
______________________________________________________________
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New Proposed Policy EN22 - Development in Coastal
Change Management Areas
Within the Coastal Change Management Areas to be identified
on the Proposals Map new dwellings or conversion of existing
buildings to residential use will not be permitted. All other
development, including redevelopment, extensions and change
of use of land will only be permitted if it has been satisfactorily
demonstrated that no increased risk to life or significant risk to
property would result.

We object to the words ‘all other development’
Reason: ‘all other development’ includes coastal defence infrastructure that
may be needed to protect or defend coastal existing development. This is not
consistent with policy EN 23 and the right to protect ones home.
Hence, please amend the policy to exclude coastal defence
infrastructure to protect or defend existing coastal development.
______________________________________________________________
Page 191

New Proposed Policy EN23 - Coastal Defence Schemes
The Council will support proposals for sustainable coastal
change management, such as improvements to coastal
defences or managed realignment, where they are in line with
the Shoreline Management Plan 2 and provided they would not
have any unacceptable adverse economic, social or
environmental impacts, including a detrimental visual impact on
a protected landscape.
We object to this policy as written
Reasons:
1. The Council’s support is for such things as… improvements to coastal
defences or managed realignement. This does not make it clear that the
Council supports the provision of new coastal defenses where they may be
needed to protect existing development which is at risk or will be at risk in the
foreseeable future. Please amend EN 23 to do so.
2. The Council’s support is limited to proposals that are only… ‘in line with the
SMP2’. No justification for this ‘requirement’ has been given and to our
knowledge none exists.
SMPs are non-statutory documents for the planning of Government
investment in coastal defence. They inform LPA’s where that investment is or
is not being planned so a LPA can decide where to locate new development.
Only Government investment should normally be in line with the SMP and that
is for the EA and Defra to decide, not for planning authorities. Nowhere does
the Government say it expects LPAs to require all coastal defences to be in
line with SMP policies. There is no justification for this requirement in
EN23.
Further: SMP policies can be changed by coastal defence Strategy Studies,
the next stage down in the Government’s investment planning process for
coastal defence. So this Local Plan policy would constrain that Government
process. The requirement is not flexible so EN 23 is not effective.

Private investment in coastal defences does not have to be in-line with the
SMP. It should be judged on its merits in accordance with normal planning
practice.
3. ….provided they would not have any unacceptable adverse economic,
social or environmental impacts, including a detrimental visual impact on a
protected landscape.
‘any’ is absolute, it does not allow for flexibility. Therefore it is not effective.
This proviso does not appear to have been considered against a reasonable
alternative such as… provided they would not would not have a material
adverse impact on…. Therefore it is not justified.
An ‘unacceptable adverse impact’ is not defined. Without ‘unacceptable’ being
defined the policy is not deliverable, therefore it is not effective.
It is difficult to envisage coastal defences that do not have a detrimental visual
impact on a protected landscape in some people’s eyes. It depends on the
point of view and what a detrimental visual impact is. Some people may
consider The Cobb at Lyme Regis to have a detrimental visual impact, others
may consider it does not and it is an important part of the character of the
place that should be protected. We agree visual impact is an important factor,
however it should not be an overriding factor when peoples lives and property
are at risk from the elements. It does not appear to have been considered
against a reasonable alternative such as…. including a disproportionate
adverse visual impact on a protected landscape…therefore it is not
justified.
______________________________________________________________
Page 191
New Proposed Policy EN24 - Relocation and Replacement
of Development Affected by Coastal Erosion Risk
Proposals for the relocation and replacement of community
facilities, commercial and business uses that are considered
important to coastal communities and are forecast to be affected
by coastal erosion within 20 years of the date of the proposal
affected by coastal erosion may be considered favourably
subject to the following criteria:
As written this policy only applies to… Proposals for the relocation and
replacement of community facilities, commercial and business uses that are
considered important to coastal communities. It does not apply to houses.
This is not in accordance with PPS 25 Coastal Change Supplement, therefore
it is not consistent with National Policy.
Nor is it consistent with H13 on Page 201

John Radford - on behalf of CRAG
31 January 2012

Representor 3249 - Emily McIvor - Seaton Development Trust
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Seaton Development Trust
shaping the future

EDDC Draft Local Plan: Consultation Response
31st January 2012
Contact: Emily Mcivor, 01297 20868 / emily.mcivor@headweb.co.uk

Introduction
The Seaton Development Trust (SDT) welcomes the opportunity to comment on East
Devon District Council’s consultation draft local plan. We hope that the following
comments will prove useful and that they will be taken into account as the draft plan is
taken forward.
Overview
We have commented on the draft plan paragraph by paragraph but also want to make
some more general remarks. As residents of Seaton, we have a particular interest in plans
for our own town but at the same time want to comment on district-wide strategies. The
LDF process has been, to an extent, weakened by invitations for input from Town and
Parish Councils being limited to the policies directly affecting their own communities when
district-wide strategies – for example those relating to green infrastructure, climate change,
transport and economic strategy to name but a few – can directly impact on the quality of
life of all residents.
In relation to Seaton, we have an overriding concern that development is being considered
in a piecemeal fashion. Experience demonstrates that planning applications are being
judged on their individual merit rather than as part of a strategy that includes close analysis
of, for example, how increased housing will impact on existing school and medical facilities.
While there could be an argument to suggest that the local plan will address this, we are
concerned that the plan, in fact, facilitates continuation of the existing ad-hoc arrangement,
especially because the view of Seaton residents and the Town Council that housing
development should be accommodated within the Built Up Area Boundary (BUAB) has
been ignored. As long as developers believe that any development, wherever it is
proposed, is encouraged, we are unlikely to see a more strategic approach being taken
with regard to land within the BUAB.
Coastal Erosion
The STD believes that robust policies on coastal erosion – as initially discussed during the
LDF Panel process – should be included in the draft plan. We wish to resubmit our initial
thoughts on this, and these appear as an appendix to this submission.
Seaton Development Trust Ltd Registered in England and Wales 03456939
Registered Office: 3 Mareeba, East Walk, Seaton. EX12 2NP

2

Specific comments
Paragraph 1.16 - A Staged Programme for Local Plan Production – (Page 10).
“If we cannot produce the Local Plan in two parts then we will programme in extra work.
We will need to undertake site assessment and consultation work. There will be
requirements for site specific Strategic Environmental Assessment and we may need to
undertake a site specific consultation exercise in the Spring of 2012. We will need to
consult on boundaries and sites. The preferred sites and boundaries following consultation
will then be inserted into the rest of the Local Plan document and the submission stages of
plan production will proceed.”
Comment: The SDT does not support the suggestion that there could be a flexible
approach to sites and boundaries, namely Built Up Area Boundaries, for towns and
villages. Through the consultation stages of the Local Development Framework, there has
been robust evidence that the residents of East Devon do not wish to move the existing
Built Up Area Boundaries. This is particularly evident for Seaton.
Paragraph 3.8 - Vision for East Devon to 2031 - (Page 16).
“We will amend the proposed planning guidance wherever appropriate to gain the
objectives we have set out for local people.”
Comment: We would ask that this intention will involve ongoing and active discussion with
local communities.
Paragraph 3.14 – At-a-glance guide to the latest development proposals – (Page 18).
Comment: We believe that existing commitments for housing development are sufficient
for the lifetime of the proposed local plan, and we do not support provision of additional
homes for Seaton, particularly when considering the number of new dwellings likely to be
accommodated on the LSE 1 Regeneration site in Harbour Road and also the former Racal
Site by the Riverside. Seaton has received extensive new build programmes in recent
years that are likely to be far greater than for any other town. Seaton does not have the
necessary infrastructure in terms of primary school expansion opportunities and medical
facilities. Much of this development has been at the expense of losing valued open spaces
and employment sites. We consider that applications for new housing in Seaton should
only be considered if infrastructure provision is increased before approval is granted. All
new build programmes must be delivered within the existing Built Up Area Boundary only.
Consultation Local Plan – Draft Strategy 2 Scale and Distribution of Development in
East Devon – (Page 33).
Comment: We do not support the provision of 150 homes for Seaton as we believe this
represents an excessive number when considering the amount of new dwellings already
planned for the town. Seaton has received extensive new build programmes in recent
years that have placed further demand on existing (and inadequate) infrastructure in terms
of school places and medical services. Some of this has been at the expense of losing
valued open spaces and employment sites. We believe that applications for new housing
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developments in Seaton should only be considered if infrastructure provision is increased
before approval is granted. All new build programmes must be delivered within the existing
Built Up Area Boundary only.
Paragraph 6.17 – Built Up Area Boundaries – (Page 35).
“Built-up Area Boundary modifications will be considered through future stages of policy
production. The Built-up Area Boundaries serve two primary functions:
a) They set limits for outward expansion of settlements and in so doing control the
overall scale of development that occurs in order to ensure consistency of approach with
plan strategy and development distribution. They prevent unregulated development across
the countryside and open areas;
b) They define (within the boundary) locations where many development types, in principle,
will be acceptable because they will complement objectives of promoting sustainable
development.”
Comment: The SDT objects to the proposal that there could be “Built Up Area Boundary
modifications” for towns and villages, as the Built Up Area Boundaries provide a much
needed boundary between the built environment and the unspoilt natural environment.
Through the consultation stages of the Local Development Framework, there has been
robust evidence that the residents of East Devon do not wish to move the existing Built Up
Area Boundaries. This is particularly evident for Seaton and is reflected in the submission
made to the LDF Panel by Seaton Town Council. We fully oppose any change to existing
Built Up Area Boundaries.
Paragraph 6.18 – Built Up Area Boundaries – (Page 35).
“Beyond Built-up Area Boundaries some forms of development will be permitted. For
example at villages (including those without boundaries, but where they have a range
of facilities) mixed use development of market and affordable housing will be
permissible. The development management policies of the Local Plan will provide
more details of this and other development types relating to employment, recreation
and other uses that can be acceptable under specified circumstances.”
Comment: We completely oppose the flexible approach to eroding Built Up Area
Boundaries. The offer of providing affordable housing should not be at the expense of
eroding these Built Up Area Boundaries, particularly in towns. Developers should be
actively encouraged to provide affordable housing within the existing Built Up Area
Boundary so that they offer the same economic and social benefits to occupiers living in
existing dwellings.
Consultation Local Plan – Draft Strategy 5 Environment – (Page 38).
Amend bottom paragraph. To read as:
“New development will incorporate onsite open space and high quality landscaping to
provide attractive and desirable environments for new occupants and wildlife. It will
contribute to a network of green spaces. Where there is no conflict with biodiversity
interests, the enjoyment and use of the natural environment will be encouraged and all
proposals should seek to encourage public access to the countryside.”
Paragraph 7.3 - The Sub-Regional Housing and Employment Provision – (Page 40).
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Error in the title of one of the private sector partners. Amend to read as:
“These developments are benefiting from the dynamic local authority partnership which
is driving forward the overall developments. East Devon District Council and Exeter
City Council together have partnered the private sector to bring investment to the
area. The Councils are working with companies including The Met Office, E.On, St
Modwen, University of Exeter, Flybe, Balfour Beatty, Redrow, Hallam Land Management,
Persimmon and Taylor Wimpey.”
Paragraph 13.2 - What you said about the future for Seaton – (Page 96).
Bullet-point 5: “Possible small scale development within or next to the town limits was
supported.”
Comment: The results of the Local Development Framework (LDF) consultations has not
advocated in any way the suggestion that small scale development outside of the existing
Built Up Area Boundary would be acceptable. We totally oppose what potentially sounds
like a ‘back door’ approach to eroding the protection of sites that lie outside of the current
Built Up Area Boundary.
Paragraph 13.8 – Seaton: The Future – (Page 98).
Bullet-point 5: “Restricting any further significant housing developments beyond the
existing Built-up Area boundary unless suitable sites for 150 additional homes cannot be
delivered within the existing town.”
Comment: The results of the Local Development Framework (LDF) consultations has not
advocated the suggestion that small scale development outside of the existing Built Up
Area Boundary would be acceptable. We totally oppose what potentially sounds like a
‘back door’ approach to eroding the protection of sites that lie outside of the current Built
Up Area Boundary.
Consultation Local Plan – Draft Strategy 20 Development at Seaton – (Page 99).
Comment: There is no mention within this checklist to protect existing tourism
accommodation or provide new tourism accommodation, following the closure of the former
Lyme Bay Holiday Camp in Harbour Road, Seaton.
There is no mention that existing areas of public open space will be retained. This was
something that was mentioned during LDF consultations and is of particular importance in
Seaton because of the shortage of green space in the town for both formal and informal
recreational needs.
We would like to see mention of St. Clare’s Adult Education Centre, which we would like to
see retained for the community to allow provision of much needed educational and allweather recreational facilities in the town. This is especially relevant in light of planning
permissions already granted for new housing, and the need for additional local provision so
as to reduce the need for Seaton residents to travel out of town to access basic services.
The SDT is aware of the need to provide new football facilities, and we hope that East
Devon District Council’s Officers will continue to pursue all viable options, including land
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swaps, in order to further this aim while at the same time protecting green spaces and the
Built Up Area Boundary.
Paragraph 15.8 – Housing - (Page 111).
“Consultation has highlighted a need for houses to suit residents throughout their lives
and, whilst affordable housing may help young people to remain in their villages. Those
with special needs and older residents may require assistance and adapted
accommodation if they are to continue living locally. Provision of sheltered accommodation
will help to meet this need, may provide some local care work and will enable older
residents to downsize freeing up their existing homes for families.”
Comment: The SDT supports the suggestion for “homes for life”. The Local Plan should
seek to encourage developers to support this concept by providing a more flexible interior
design where, for example, placing cupboards directly above each other over two floors
can offer the potential to be converted into a lift at a later date. Roof joists should be
reinforced at the time of new build to enable loft conversions to be carried out with greater
ease, while wider doors and stairways enable ease of use for disabled residents with
varying needs.
Paragraph 16.2 - Achieving Thriving Communities – (Page 118)
“Local communities have the opportunity to influence directly the planning decisions
that affect them. In addition to making and commenting upon planning applications,
many communities have produced local guidance and position statements in the form
of Parish Plans, Design Statements and Local Appraisals which can inform decision
making.”
Comment: The idea of using Design Statements to help inform decision making is
acceptable in theory, although in practice this has not been widely adopted by either Local
Planning Authority Planners or members of EDDC’s Development Management
Committee. The Local Plan clearly needs to raise the status of Design Statements and
require their application.
Paragraph 16.6 – Jobs and the Economy (Page 119).
Remove: reference to “young” as it does recognize variations in the age of recent
graduates, including mature students over the officially recognized age of 25 years old.
Replace with “recent graduates of any age”. To read as:
“The promotion of employment opportunities in East Devon will seek to retain
recent graduates of any age through development of knowledge based businesses.
Currently only 5% of East Devon’s economic structure is represented by those employed in
knowledge based sectors in comparison to 18% in Exeter and nationally. To secure a
better paid more diverse local economy East Devon needs to secure and promote job
opportunities in higher skilled, knowledge based industries.” The recently researched
proposal for a Business Development Unit in Seaton commissioned by Seaton
Development Trust provides an example of the facilities required.
Paragraph 18.15 - Open Space, Sport and Recreation (Page 146).
Remove: ‘where appropriate’ to first sentence, and add ‘recreational’ in the same sentence.
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Add ‘and recreational’ into last sentence. To read as:
“This option will conserve existing open spaces and leisure facilities identified in the Local
Plans and will not permit their loss unless their whole or partial redevelopment would result
in greater recreational benefits to the community than retaining that facility. Protected sites
will be identified through future policy work. The proposed open space ‘implementation and
delivery plan’ will identify opportunities to maximise the use of existing sites and potentially
re-designate sites for alternative leisure and recreational uses, in line with local needs.”
Paragraph 16.11 - Encourage Mixed-Use Development Incorporating Employment –
(Page 120).
“In the past too much residential development has occurred without thought being given
to where people will work. A consequence has been that often people will need to commute longer
distances to jobs and few people can walk or cycle to jobs unless close to their homes. This is
particularly true in towns where substantial residential and employment estates have been permitted as
entirely separate and distinctly self-contained entities and in rural areas where little, if any, employment
land has been provided despite many small residential developments being constructed.”

Comment: We support this.
Consultation Local Plan – Draft Strategy 27 Resisting Loss of Employment, Retail
and Community Uses – (Page 122).
Amend the paragraph to provide a more robust criteria to meet this objective. To read as:
“In order to ensure that local communities remain vibrant and viable and are able to meet
the needs of residents we will resist the loss of employment, retail and community uses.
This will include facilities such as pubs, shops and Post Offices. Permission for change of
use will not be permitted unless it can be clearly demonstrated that there is no longer a
need for such uses and that the building or site has been marketed for leasehold or
freehold for at least 12 months (and up to two years depending on market conditions) at a
realistic price without interest.
Paragraph 16.29 - Lifetime Homes and Housing for the Elderly and Disabled – (Page
127).
“East Devon has many elderly people and this will continue to increase. As people grow
older and mobility decreases or other ailments affect them their homes may no longer
be suited for their needs and might require adaptation. Disabilities in younger people
can also affect mobility or require adaptations to assist living. In order to ensure that
we provide homes for all people in our communities it is important to ensure that a
range of housing types are provided as part of all major applications, including single
storey dwellings, houses adapted for independent disabled living and sheltered
accommodation.”
Comment: We support the suggestion for “homes for life”. The Local Plan should seek to
encourage developers to support this concept by providing a more flexible interior design
where, for example, placing cupboards directly above each other over two floors can offer
the potential to be converted into a lift at a later date. Roof joists should be reinforced at the
time of new build to enable loft conversions to be carried out with greater ease, while wider
doors and stairways enable ease of use for disabled residents with varying needs.
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Consultation Local Plan – Draft Strategy 30 Life time Homes and Care/Extra Care
Homes – (Page 128).
“The preferred approach is that all affordable housing and 20% of market units meet
Lifetime Home standards, on all major developments (schemes greater than 10 homes).
Elderly provision will be required in towns and villages. Where there are high elderly
population levels the council will seek to negotiate a greater proportion and/or a lower
threshold. The expectation is that the majority of units would be of two bedrooms or more.
We will aim to secure Care and Extra Care homes in all of our Towns and Larger
Villages in line with provision of:
150 Care/Extra Care Home Spaces at Exmouth;
50 Care/Extra Care Home Spaces at Axminster, Honiton, Sidmouth, Seaton and Ottery
St Mary; and
10 (or more) at larger settlements with a range of facilities that have easy accessibility to
a GP surgery.”
Comment: This figure must form part of the quoted figure of 150 new homes for Seaton
should that figure remain in the local plan (Vision for East Devon to 2031, Page 16), not be
in addition to it.
Paragraph 16.35 – Community Facilities – (Page 129).
Amend to include mention of ‘adult education centres/colleges and community centres’. To
read as:
“We need to make sure that community facilities, especially village halls, community
centres, schools, adult education centres/colleges, public transport and the facilities
which are used on a daily basis, remain viable and that additional facilities accompany new
development. Local communities must be involved in the way their homes and
neighbourhoods are maintained or developed. We need to reduce the number of people
who feel marginalised by their own communities or who find it difficult to access the
services and facilities that they require. There are two main issues relating to community
facilities:
Providing new facilities, particularly in those areas where new development will
add extra pressure or where there are already shortfalls.
Resisting the loss of facilities where they do already exist.”
Paragraph 16.36 – Community Facilities – (Page 129).
“The planning system aims to co-ordinate new development with the infrastructure it
requires. Depending on the scale of new development, community facilities are
provided by the developer as an integral feature of new areas of housing, or financial
contributions are sought towards facilities elsewhere in the settlement. Developers
cannot be expected to make up for an existing lack of facilities though only to provide
for the demand generated by their new development.”
Comment: This has not been the case in terms of creating additional school places at the
local primary school in Seaton or the already overburdened medical centres.
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Paragraph 16.37 – Community Facilities – (Page 129).
“Some places have a shortage of community facilities but in others the existing

buildings are in such a poor state of repair or are so physically constrained that
improvement or extension is not viable. Lack of facilities is worsened by the loss of
facilities in some settlements, for example where buildings and land are sold for higher
value use particularly to residential development. This is compounded by high land
values within settlements that make it difficult to purchase sites for relatively 'low value'
community use. We will seek to resist the loss of any facilities where their loss would
leave a local community without similar alternative provision.”
Comment: We support this. Particularly in relation to buildings that have a long established
and proven use record of being used for educational and community purposes, such as
schools, adult education colleges, town halls and community centres.
Paragraph 16.38 – Community Facilities – (Page 129).
Amend last sentence, to read as:
“Wherever possible, the Local Plan will actively look to support access to private
sports and recreation facilities by the public.”
Paragraph 16.42 – Education and Health - (Page 130)
Amend sentence to read as:
“Bicton College still plays an important role in Further and Higher Education provision in
countryside management and rural studies, with a strong emphasis on vocational training.
The SDT strongly supports expansion of services provided by Bicton College and would
like to see both further education and higher education facilities provided for the people of
Seaton through ensuring that St. Clare’s Adult Education Centre remains in public
ownership for the benefit of the community. Further and Higher Education facilities at St
Clare’s Adult Education Centre have been well supported by the community over the years,
allowing them to further their appetite for new education-based opportunities. Whether it
has been from the desire to obtain new qualifications or just experience the joy of learning
something new, these facilities in Seaton have benefitted students of all ages, ranging from
eight years to eighty years.
Climate Change and Low Carbon Development
This section is welcomed but it should be acknowledged that new construction, even of
buildings that will eventually conform to high environmental standards, is resource
intensive and results in creation of GHG emissions that far outweighs those created by
improving the energy-efficiency of existing buildings. This is particularly relevant to
employment construction and provision; using and adapting existing industrial buildings
should be considered before new construction is approved.
We would like to see a new paragraph added to the section ‘Renewable and Decentralised
Energy’ outlining, within the energy generation policies of EDDC, a commitment to insulate,
draft-proof and install solar photovoltaic panels on its buildings. This will conserve and
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generate energy in line with policies outlined, as well as provide income for EDDC.
Paragraph 18.13 – Open Space, Sport and Recreation - (Page 146).
Amend paragraph to read as:
“The strategy will contain evidence based requirements for developer contributions
towards the provision of new open space, identified through the above processes. The
strategy should be consulted to establish whether on or off-site provision should be
made.”
Paragraph 18.16 - Open Space, Sport and Recreation - (Page 147).
Add to last sentence: The new policy will aim to deliver additional new open space
provision and… To read as:
“The Local Plan will include a developer contributions policy which seeks to deliver new
open space and enhancements to existing facilities in step with new residential
development. Funding acquired through developer contributions will be complimented by
other sources of funding where it can be secured. Where appropriate in terms of location
and the nature of the development; and where a local need for small scale facilities has
been identified, an on-site contribution will be preferable. It may be appropriate for earlier
developments to provide the land upon which later developments pay for structures or
equipment. The policy will aim to deliver additional new open space provision and a
combination of new facilities and improvements to existing ones, depending on the unique
needs of the Local Need Areas (LNA) and the availability of land.”
Paragraph 18.33 - Landscape and AONBs - (Page 152).
“ It is recognised that we need to accommodate development in our district , but should do
this in a way that minimises adverse impacts, and enhances and improves
landscapes that may have been degraded over the years. We will:
Conserve and enhance the landscape of East Devon;
Recreate and strengthen key landscape characteristics; and
Ensure that new developments are appropriate in scale, form and design, are in
keeping with their setting and take full account of the local natural and cultural heritage.”
Comment: We feel that this statement does not provide sufficient commitment towards
protecting our natural unspoilt assets, particularly those outside of Built Up Area
Boundaries. Moreover, recreating key landscape characteristics suggests that the Local
Plan does not actively seek to prevent them from being lost or adversely affected by new
build development. Clearly the emphasis of the Local Plan must be to protect such
landscapes from such development.
Consultation Local Plan – Draft Strategy 40 Landscape Conservation and
Enhancement and AONBs - (Page 154).
Comment: This proposed Draft Strategy, Item 3, underplays the need for the permitted
development to be on the strict assumption that there is no other suitable site available
within an existing Built Up Area boundary. Nor does it prioritise the need to preserve the
beauty of AONBs ahead of any potential development. Landscape and AONBs should
continue to enjoy robust policies to protect them from development.
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Paragraph 18.39 - Making Local Area Landscape Designations – (Page 155).
Comment: We oppose the removal of local landscape designations as they play an
important role in promoting awareness, pride, care and commitment to protect our most
valued local landscapes. This has been reinforced through more recent supplementary
planning guidance documents such as Design Statements. Experience suggests that local
landscape designations can be particularly useful to safeguard important landscapes and
landscape features which are particularly valued and may have limited capacity for change.
We believe the alternative approach of using location based planning policies will not
provide sufficient protection of these sites from possible development at a later date.
✰❁❒ ❁❇❒ ❁❐❈ 18.41 - (Page 155).
Amend paragraph. To read as:
“Our landscape contains a distinctive network of species-rich hedgerows, woodlands
and river valleys linking up designated sites and Biodiversity Action Plan habitats.
Priority UK Biodiversity Action Plan species found in the District include dormouse,
nightjar, Dartford warbler and a range of bat species. Protective designations are
important not just for the sake of these species but because such assets add to
people's quality of life and attract tourists to the District. To ensure we retain and
enhance our biodiversity we will:
Conserve and enhance valued habitats.
Only permit developments that would cause no harmful impacts to important wildlife
habitats (and the species they support), or that would include measures to
mitigate or offset such impacts.
Promote habitat creation, including provision of major new green spaces for
wildlife and people to use.
Consultation Local Plan – Draft Strategy 41 Nature Conservation and Geology –
(Page 157).
Comment: We support this.

Paragraph 18.53 - Design and Local Distinctiveness in the Built Environment (Page
159).
“What you said about Design and the Built Heritage:
A consistent message has come through of supporting local distinctiveness in design.
Approximately one third of Towns and Parishes have produced Design Statements
which identify the characteristics of their settlement and give design guidance.”
Comment: Sadly Local Planning Authority planning officers and East Devon District
Council’s Development Management Committee members have made little effort to consult
with, let alone enforce, the recommendations contained within adopted Design Statements.
This has been particularly apparent with the Design Statement for Seaton (adopted March
2009) in relation to both major and minor planning applications, where the document has
been given little credence or consideration at the determining stage. This highlights that the
Local Planning Authority needs to actively promote the existence of Design Statements
produced by local communities, and educate their validity and worth to planning officers
and members of the Development Management Committee, before recommendations and
decisions are made.
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What the sustainability appraisal and other evidence tells us about Design and the
Built Heritage:
“Recent housing developments have often been unsympathetic to local vernacular styles
and materials, for example bungalows built in coastal towns. In Honiton and Exmouth,
where particularly substantial residential growth has been experienced, a large number
of newer properties can be seen which often pay little respect to traditional local styles.
Making places that are attractive to live in, work in and visit is an important part of the
sustainability spectrum.”
Comment: Again, many towns such as Seaton in particular, have suffered from “more of
the same” uninspiring development that has done nothing to reinforce, let alone recognize,
local design characteristics. This can range from the global design or shape of the building
in relation to the local street scene or design vernacular, to more localized features such as
colour, rendering, facings and window styles. Greater emphasis must be made to promote
good quality design that is locally distinctive, engaging and inspiring, not delivering more of
the same which would look at home in any homogenous townscape.
Consultation Local Plan – Draft Strategy 42 Local Distinctiveness in the Built
Environment – (Page 160).
Comment: We support this.
Paragraph 21.20 - Important Local Open Spaces (Page 179).
Comment: We are very disappointed that the Local Plan does not seek to provide
notable protection for all sites in both Local Authority and private ownership identified as
‘local open spaces’. All such local open spaces in towns and villages are worthy of
protection in order that they can continue to provide unlimited access for persons of all
ages and with varying levels of physical mobility, for informal recreational purposes, as well
as also benefit future generations.
Paragraph 21.88 - Town Centre Vitality – (Page 208).
Comment: We are very disappointed that there is no mention of the importance of
reinforcing a Shops Fronts Policy, which forms part of supplementary planning guidance in
a separate document. With the increasing presence of large out of town superstores and
supermarkets and the desire to maximize their advertising message through large signs, a
Shops Fronts Policy should form part of the Local Plan to dissuade retailers from using
insensitive signage in terms of size, brightness, elevation of lighting and glare.
Policy SH2 - Primary Shopping Frontages – (Page 208).
“Within the Primary Shopping Frontages, as defined on the Proposals Map, permission will
only be granted for the conversion or change of use of the ground floor of existing shops to
non-retail uses where the proposed use would not undermine the retail function, character,
vitality and viability of the Primary Shopping Area. Proposals will be required not to
adversely
affect the amenity of the surrounding area through noise, smell, litter, traffic or disturbance
arising from late opening hours.”
Comment: The policy does not adequately address the problem experienced in numerous
Seaton Development Trust Ltd Registered in England and Wales 03456939
Registered Office: 3 Mareeba, East Walk, Seaton. EX12 2NP

12
towns in East Devon such as Seaton, where landlords have actively dissuaded potential
leaseholders from taking on a lease for a particular property because they are able to
secure a better return through converting the property into residential use and either
leasing it out or selling it. This policy has eroded the number of available retail units in the
town and resulted in some retail areas being divided as a consequence of the conversion
of retail premises. This approach does little to promote new enterprise opportunities in East
Devon towns that already experience a considerable drop in footfall activity through
increased competition from out of town retailers and shopping centres in larger towns and
cities such as Taunton and Exeter. Nor does it inspire economic confidence in the town
with the consumer. This policy needs to reflect this loophole exploited by landlords and the
increased competition faced by smaller retailers to ensure that town centre shopping areas
have a reasonable opportunity to remain vibrant and thriving.
Paragraph 21.103 - Sport and Recreation – (Page 216).
Insert into the second sentence the following words “formal and informal”. To read as:
“High land values have led to pressure to build on playing fields and other open spaces,
particularly within urban areas. The Council recognises that communities need formal and
informal recreation space and that existing public gardens and playing fields, private and
school/college playing fields, play areas and other public and private open space areas are
an important community resource that the Local Plan seeks to safeguard.”
Comment: What a shame this policy was not rigidly enforced for the former School playing
field in Court Lane, Seaton!
Appendix 1: Seaton Development Trust’s submission to the LDF Panel, 6th
September 2011.
Please note these details are being resubmitted because we believe the issue of
coastal erosion is not adequately covered in the consultation draft local plan.
The importance of coastal change in Local Development Frameworks is summarised in
http://www.devon.gov.uk/ldfpaper-coastalzone.pdf - in particular:
Core Strategy should:
1. Set out a long term sustainable vision for the coast, in particular Devon’s
undeveloped coast, for its protection, management and enhancement

Lyme Bay (including Seaton) falls into the South Devon and Dorset Coastal Advisory
Group (SDADCAG) http://www.sdadcag.org/SMP.html for which the Lead Authority is
Teignbridge District Council.
The section dealing with Seaton http://www.sdadcag.org/docs/SMP/Policy_Statements/22.pdf
includes the following summary
The large number of properties and assets at risk in the Seaton area justifies a long term Plan
to continue to reduce the risk of flooding and erosion along this section by continuing to
defend over the next 100 years. This will require more substantial defences than presently
exist, but could be aided by the retention of a beach along this section that would receive
continued small amounts of sediment supply as a result of the slow erosion of the cliffs to the
west (between Seaton Hole and Beer Head).
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It is recognised however, that it may not be economically justified, nor environmentally
acceptable, to totally prevent cliff recession to the west of the main commercial centre, in the
long term. Here, despite the presence of a rock revetment, cliff recession still occurs.
Therefore here, the plan is to continue to reduce cliff erosion, whilst accepting that there
remains a risk to cliff top properties and infrastructure. As part of this Plan, measures
therefore need to be developed in order to manage this long term risk.

Further sections of the reference 3 above provide detailed recommendations for different
sections of the Seaton coastline. It is essential that these are specifically referenced in the
LDF documents and vigorously defended at a time of government cuts.
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Representor 3278 - Seaton Park (Devon) Ltd

Maria Toynton
From:
Sent:
To:
Subject:
Attachments:

Hoey, Anthea C [Anthea.Hoey@atkinsglobal.com]
30 January 2012 15:54
Localplan
Representation on behalf of Seaton Park (Devon) Ltd.
SK103.pdf

Dear Sirs
We wish to make a formal representation to the consultation draft of the EDLP on behalf of Seaton Park (Devon) Ltd.
In the section about Seaton, the consultation draft for the new EDLP states that in addition to the provision within
policy LSE2 from the adopted EDLP, a further 3 hectares of employment land is to be ‘brought forward through the
plan’. However, no provision is made for this on the map, nor is there formal provision in a policy.
The Employment Land Review, commissioned in 2006 by EDDC, noted that the Harepath Road site was the ‘only
immediate opportunity for employment land growth in the town, and would probably attract small light industrial units
and could include provision for services SMEs.’
Our client, Seaton Park (Devon) Ltd has a controlling interest in the whole of the site between Harepath Road and
Colyford Road. Following a presentation to a Members Panel in the summer of 2011, our client is in active preapplication negotiations with EDDC on how the land might be developed to bring forward the LES2 proposals, i.e. the
BDU and workshops, plus playing fields, together with further employment provision, totalling 5.7 ha of employment.
Over the years EDDC has worked hard with the Seaton Town Council to bring forward the LSE2 proposals, principally to
help reverse the net outflow of the Seaton work force to employment elsewhere, but also because they are seen as
complementary to the proposals in the Seaton Regeneration Area.
The proposals being promoted by Seaton Park (Devon) Ltd offer a means of realising these policy initiatives, firstly
because they make the land available and secondly because they are supported by a housing development of some 172
dwellings on the same site.
The Members Panel recognised the that the principle of the housing development as supporting the employment
provision could be a positive material consideration when considering the site, provided the benefits were clearly made
and the relevant checks and balances in place.
The company held a public exhibition in December to which there was positive reaction.
Studies into the various aspects of the development have been commissioned so that any significant findings can be
incorporated into the proposals.
It is important therefore that the emerging East Devon Local Plan provides a policy framework within which these
proposals can progress to obtain planning permission.
We therefore seek that the next version of the plan formalises the location of all the proposed future employment
provision, comprising the LSE2 land plus the additional 3 hectares, on the site at Harepath Road, and provides scope for
some housing as means of providing the required financial viability for the development.

We attach a copy of the current plan for the development, comprising, employment, housing, football pitches and other
recreation provision and supporting road infrastructure.
We would be grateful for acknowledgement of this email.
Thank you
Regards
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Anthea Hoey
Principal Planner
ATKINS Design & Engineering
The Octagon, Pynes Hill, Rydon Lane,
Exeter, Devon EX2 5AZ
Tel:
01392 352900
Fax:
01392 352999
E-mail: anthea.hoey@atkinsglobal.com

This email and any attached files are confidential and copyright protected. If you are not the addressee, any dissemination of this communication is strictly
prohibited. Unless otherwise expressly agreed in writing, nothing stated in this communication shall be legally binding.
The ultimate parent company of the Atkins Group is WS Atkins plc. Registered in England No. 1885586. Registered Office Woodcote Grove, Ashley Road,
Epsom, Surrey KT18 5BW. A list of wholly owned Atkins Group companies registered in the United Kingdom and locations around the world can be found at
http://www.atkinsglobal.com/site-services/group-company-registration-details
Consider the environment. Please don't print this e-mail unless you really need to.
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Representor 3294 - Exeter & Honiton
Gospel Hall Trust

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

Our ref:CR/4653
Date: 5th March 2012

Dear Sir/Madam
EAST DEVON LOCAL PLAN CONSULTATION
Further to your recent consultation on the New Local Plan for East Devon, I provide
below a representation on behalf of the Exeter and Honiton Gospel Hall Trust.
I appreciate that this representation is being submitted following the closing date for
representations but unfortunately we have only just been appointed to represent the
client and they were not aware of the New Local Plan or consultation process. I hope
that you will be able to take this late representation into account.
The Exeter and Honiton Gospel Hall Trust are a charitable organisation; on behalf of
the Christian fellowship know as ‘Brethren’. The Brethren organisation is a gospel
based church open to members of the public to attend meetings. It operates as a
Christian community where fellowship and integration are vital components so that the
social fabric of society and families can be supported and nurtured. They rely on daily
assembling to support their prime life objectives of Christian worship, faith, fellowship,
teaching and social values.
Such needs require a suitable place of assembly to be fulfilled. Typically, but not
necessarily, an Assembly consists of Brethren living in a town and nearby villages and
settlements all within easy reach of each other. Within this area there will be a number
of smaller meeting halls used twice a week and one larger or main hall where the
whole place will gather for the other services throughout the week. One or two of these
services will include a combined service with the Brethren from a neighbouring
Assembly. This is the normal arrangement and long established practice of Brethren
Assemblies both in the UK where there are over 100 Local Assemblies and worldwide.
Given the above, and particularly as the congregation are growing, the Brethren are
constantly looking for sites for new/relocated meeting halls.
At present, the New Local Plan does not provide many site allocations for religious use
and only requires the provision of new facilities and sites in association with new
development to meet the needs arising from that new development (e.g. as part of
Cranbrook). As such, the proposed policies and strategy do not cater well for existing
religious needs and the need for new sites to serve the existing population.

CHARTERED TOWN PLANNING CONSULTANTS
C S J PLANNING 1 HOST STREET BRISTOL BS1 5BU
T. 0117 927 2224 F. 0117 927 2252 WWW.CSJ-PLANNING.CO.UK

The New Local Plan is very much focused upon employment and housing provision at
the expense of other community facilities.
Charities are not able to compete with residential or retail developers on redevelopment sites in built-up areas/settlements and as policies do not allow the loss of
employment sites for religious use, charities are drawn to the edge of settlement
locations where they meet countryside policy restrictions therefore making it very
difficult to find large or small sites that meet their needs.
We are grateful that the New Local Plan, and proposed policy C1, acknowledges this
and indicates that the provision of community facilities at the edge of settlements
would be appropriate.
However, we would request that paragraphs 16.34 – 16.39 and Policies 27 and C1 be
amended to clarify that they also apply to places of worship.
In addition, given the rural character of East Devon, it is often very difficult to find an
edge of settlement location that is well served by public transport and a range of
transport modes as required by criteria 3 to policy C2.
We would request that this criteria is reworded to provide more flexibility and to allow
locations that may not be accessible by a wide range of public transport, but that are
well located close to the community they serve/the congregation and will in any case
be the most sustainable option.
The Brethren often travel to serves as a family with the national average car
occupancy for attendance at their services being in excess of 4 per vehicle. Given this,
a suitable site at the edge of a settlement close to the congregation that would result in
a sustainable pattern of travel may not meet criteria 3 to Policy C2.
Finally, the nature of my client’s places of worship is that the halls are sacred places
and as such they are not permitted to be used other than for religious worship. We
would therefore request that policy C3 be amended to provide some flexibility by
stating that facilities should be shared unless duel use is inappropriate or not possible.
I hope you will be able to take these comments into account and amend the New Local
Plan accordingly.
Yours sincerely

Chris Rose
ASSOCIATE DIRECTOR
cr@csj-planning.co.uk
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