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Dear Sirs,
Representations to East Devon Local Plan: Consultation Draft
We act on behalf of Heritage Developments South West Ltd and submit these
representations in response to the New East Devon Local Plan Consultation Draft.

Draft Strategy 2: Scale and Distribution of Development in East Devon
The Removal of Defined Settlement Boundaries (Paragraph 6.16):
Objection is made to the removal of defined settlement boundaries for the smaller
villages formerly defined within a Built Up Area Boundary. There is no justification for
the removal of these boundaries and as a result their ability to respond to the needs of
the communities within them will be jeopardised.
Proposed Change: The Built Up Area Boundary for Alfington should be retained.

Draft Strategy 1 and 2 Overall Spatial Strategy; Scale and Distribution
Villages & Rural Areas:
DS1(3) / DS2 As it stands the distribution of only 10% of the District’s housing target
(less even than the 15% proposed in the Core Strategy Preferred Options last year)
around the smaller towns, villages and rural areas is insufficient to provide for local
housing needs and will not be capable of bringing forward other necessary community
infrastructure requirements.
Reference should also be made to the Bell Cornwell Representation setting out grave
concerns about the adequacy of the overall level of housing provision across the District
and the ability of Cranbrook to deliver quickly enough. Further consideration should
therefore be given to the distribution of housing between the various categories of
settlement throughout the District and/or further provision made within the smaller
towns and villages in order to support and maintain local facilities and services and
ensure flexibility to meet the needs of local communities.
Whilst it is recognised that villages and rural areas will see lower growth levels than the
West End, it is important to emphasise that an element of growth in these areas is
necessary in order to meet local needs. Figures compiled by the RDA indicate that
reductions in average household size are predicted to result in the need for an extra 32
homes per 1000 population to 2026 simply to maintain the population in rural areas. If

those services and facilities existing within the villages are to be maintained, so must the
population levels and their resultant patronage. Allowance for some growth should also
be made to ensure that villages retain thriving and vital communities.
Proposed Change: Consideration should be given to increasing the proportion of new
development allowable within the smaller villages to ensure the retention of thriving and
vital communities.

Section 12 Ottery St Mary Draft Policy DS19
The Preferred Approach defines Ottery St Mary as a long established settlement of
4,500-5000 residents but which struggles to remain vibrant. It has constraints to
further large scale development due to congestion, the sewage plant being at capacity
and flooding. It also suffers from a lack of supermarket. Nevertheless, it does have good
bus links and good schools. To continue to adequately serve the local community
paragraph 12.6 confirms that the town is suitable for the promotion of employment and
housing development. However, bearing in mind the town’s constraints, and the close
proximity and inter-relationship between Alfington village and Ottery St Mary considered
should be given to the inclusion of Alfington within the area of search in providing for the
future needs of its population and that of the surrounding hinterland.
Proposed Change: The proposal in Draft Strategy 19 for an additional 400 dwellings at
Ottery St Mary is therefore supported. However in the light of the physical constraints
experienced in and around the town, consideration should be given to sites at Alfington
in order to provide the required levels of development.

Draft Strategy DS22, Section 15 Smaller Towns, Villages and Countryside:
The Consultation Draft acknowledges that a number of smaller towns and villages
provide a range of facilities and services and that many have regular public transport
services: Such settlements provide for some of the basic needs of their resident
population (paragraph 5.15).
Reference should also be made to the Taylor Review
which found that restrictive planning practices and shortfalls in affordable housing
contribute towards many villages becoming ‘unsustainable’ communities.
Whilst it is recognised that Alfington does offer limited services and facilities, it is
nevertheless a defined hub around which the local community has grown up over the
centuries. To remove the Built Up Area Boundary would also remove the scope currently
available for necessary development to take place and in so doing would undermine its
ability to provide for local needs. Objection is therefore made to the removal of the
defined built up area boundary for Alfington.
Alfington falls within the definition of a village by virtue of its provision of a village shop,
filling station, local employment and community facilities. It is an unusual village and
larger than perceived, being a ‘village of two halves’.
Currently the village is split in two dividing the community; it possesses community hall,
church, and village shop but there is a lack of safe pedestrian routes between these
facilities and poor vehicular access to the church and community hall as well as
residential properties along Church Lane and Mill Lane. There are also minimal local
employment opportunities within the village itself.
The village would benefit from additional growth in order to maintain and support
existing facilities and the provision of new. It is also well placed in close proximity and
with a strong inter-relationship with Ottery St Mary (including public transport links)
where higher order facilities such as secondary school, wider retail outlets etc. are
provided. New development would join up the two halves of the village community and
would enable the provision of additional facilities such as a village green and community
parking for the Church and village hall; playing field; low cost start up employment
space for small local businesses; premises for a community owned village shop/post

office / doctors surgery; additional parking for existing cottages which currently have no
or poor provision; provision of new pedestrian links and alternative vehicular access to
existing and new community facilities and major safety improvements to the main B3177
which runs through the village including a pedestrian crossing/traffic calming and
junction improvements to Mill Lane. Through additional development at Alfington
incorporating a mixed use scheme it would be possible to create a sustainable
community reducing the need for commuting and travel for day to day needs.
An illustrative ‘zoning plan’ indicating how the two halves of the village could be united
to provide a sustainable community is attached.
There is no justification for the removal of the built-up area boundary of Alfington which
as a result, would jeopardise its ability to respond to the needs of the community within
it.
Proposed Change: The Built Up Area Boundary for Alfington should be retained and
provision made for 40-50 dwellings made.

Draft Strategy DS23 Mixed Market and Affordable Housing outside Built uP Area
Boundaries:
This ‘exceptions’ policy for mixed market and affordable housing outside built up area
boundaries is welcomed in that it allows for some enabling development to take place to
bring forward the affordable element.
However, there is some concern where it is proposed to remove the built up area
boundaries from some villages.
Proposed Change: The built up area boundaries of all settlements currently defined
including Alfington should be retained in order to make provision for limited development
within and enabling development outside the boundary in order to make provision for
local needs including affordable housing.

Draft Strategy DS29 Affordable Housing Provision:
The principle of affordable housing provision is supported. However objection is made to
the following elements of the draft policy along with the corresponding proposed
changes:
•

It is considered that to require a full contribution for very small sites, particularly
those under 5 units, is likely to render most schemes unviable and the threshold
should therefore be raised to 5 units.

•

The existing Local Plan target is for 40% affordable housing. Past experience
indicates that it is not viable for many schemes to deliver 40% provision. In the light
of the current economic situation and complete lack of social housing grant, it is
unlikely that delivery will increase by raising the affordable target to 50%. The
affordable target should therefore be reduced to the existing level of 40% subject to
viability considerations.

•

The
setting
of
general
thresholds
for
the
provision
of
affordable
housing/contributions should be subject to a viability assessment in addition to
consideration of viability and housing mix on a scheme by scheme basis.

•

The requirement for ‘full financial disclosure’ in determining viability should be
deleted and a recognised method for assessing viability such as the residual method,
referenced instead. This is too onerous, particularly on small schemes.

Yours sincerely,
BELL CORNWELL LLP

JANE TERRY BA Hons, Dip M, MRTPI
Principal Planner

Direct Dial: 01256 382030
E-mail: jterry@bell-cornwell.co.uk

cc. Client

Representor No. 3299 - Barlow and Burrough

Representor 3307 - Bell Cornwell on behalf of
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1

POLICY

1.1

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

Summer Lane, Exmouth
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2

BACKGROUND

2.1

Bell Cornwell LLP acts as planning consultants on behalf of South West Water and
Peninsula Properties. Our clients have a large range of land holdings in East Devon
and welcome the opportunity to provide some observations on the Council’s New
Local Plan, particularly, but not exclusively, in relation to land off Summer Lane,
Exmouth. (Please see map attached as Appendix 1).

2.2

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

2.3

Exmouth has been identified by the Council as an area centre, the principal
settlement in the District, where moderate to large scale development to serve
both local needs and those of the surrounding area should occur very much in line
with best planning practice of focusing development around existing urban areas
where the vast majority of physical, social and community, transport and green
infrastructure exists.

2.4

The Council has been working on its local plan for a number of years. Key
milestones include:
•

holding Member and Town Council (including Exmouth Town Council) and Parish
Council workshops in 2007 to look at potential planning options;

•

Releasing an LDF Issues and Options Paper for consultation in 2008/2009 to
which over 400 organisations, including Exmouth Town Council responded;

•

holding a further series of Member and Town Council (including Exmouth Town
Council) and Parish Council workshops in 2010 to shape the policy;

•

Evaluating potential strategic allocations for Exmouth in 2010 with input from
statutory and non statutory consultees;

•
2.5

Releasing a Preferred Approach consultation in 2010/11.

At every single one of these key milestones the aspiration to deliver the Dinan Way
link road has been reinforced by the Council and many key stakeholders and this
remains the case. Essentially, if the Council is to allocate any land to the north of
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Exmouth the Dinan Way link needs to be delivered as part of a coordinated
approach to development.
2.6

The Local Plan acknowledges that the road will have to be funded by development
and the Highways Authority has consulted on two possible road alignments
connecting Dinan Way to the A376 Exmouth to Exeter road both of which would
appear to go through our clients' land.

2.7

Our clients are willing to facilitate the road, which is essential to allow for strategic
development in the area, but will require development on their land to help pay for
it.
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3

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

3.1

Paragraphs 3.1 to 3.14 of the Draft Local Plan set out the vision for East Devon:
“The Local Plan will help us tackle the challenges we face over the next 20 years
and we have created a vision statement to sum up our aims. The vision is
aspirational but also it is rooted in realism...The town of Exmouth will grow."
OBSERVATIONS ON SECTION 3 VISION FOR EAST DEVON TO 2031

3.2

Our clients endorse the sentiment of this vision and what it is trying to achieve for
East Devon and Exmouth.
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4

KEY ISSUES
KEY ISSUES AND OBJECTIVES

4.1

Section 4 is about the key issues and objectives that East Devon's Local Plan
should address. Paragraph 4.1 states:
"There are many positive things about East Devon. We have listed some of these
below under thematic headings:
1. Jobs and Economic Growth - East Devon is an attractive environment for
enterprise witnessed particularly by the number of thriving businesses. We have
a vibrant tourism industry and some high quality jobs particularly in the
Western part of the District with good access to the Exeter work market too. As
a District we have low unemployment rates.
2. Housing - East Devon boats extremely attractive towns and villages with good
quality housing including many fine period properties.
3. Balanced Communities - East Devon healthy living environment and healthy
population. Facilities in the District's towns (and larger villages) are good and
crime levels are low. We have good schools and friendly people.
4. Transport - East Devon has an extensive road network and our towns have
reasonable good public transport. We have two main line rail links, with trains
giving direct access to London. We have a vast network of footpaths and a
growing cycle route network. Congestion and traffic jams are rare in East Devon
except for some roads into Exeter or on the edges of the City.
5. Carbon Emissions and Climate Change - East Devon offers a wide ranging
potential for renewable energy generation. There are current proposals for a
flagship combined heat and power plant to serve Cranbrook and other eco
friendly initiatives in the District.
6. Biodiversity - East Devon has a rich and varied range of species and habitats
many nationally and internationally important wildlife sites and significant
opportunities for people to enjoy the natural world.
7. Green Infrastructure and Recreation - the green spaces of East Devon's
countryside and its extensive coastline ensure that we have an abundance of
open and informal recreation space.
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8. Landscape, AONBs and the Coastal Zone - East Devon has landscapes of
stunning quality, our largely undeveloped coastline forms a part of England's
only World Heritage site designated for geological reasons. We have two AONBs
which together cover two thirds of the District.
9. Built Heritage - East Devon is rich in built heritage. It has high quality, beautiful
villages and towns, and many listed buildings, displaying the wide range of local
building materials."
OBSERVATIONS ON KEY ISSUES AND OBJECTIVES
4.2

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

4.3

If we are right in our assumptions about what the Council means an example might
be: housing is crucial; the type of housing required needs to be decided; the
analysis shows that affordable housing is required; the Council aims to set out its
policy to deliver affordable housing. Boiled down, affordability of housing is a key
issue and the Council aims to provide more of it via its policy.

4.4

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

4.5

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

Summer Lane, Exmouth

6169

6

4.6

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

A lack of affordable housing provision and delivery; and,

•

The timely delivery of physical infrastructure provision (like the Dinan Way
link).

4.7

In addition to the above, and specifically concerning Exmouth, from Council
background papers it is clear that its Officers carried out a wide ranging and
thorough consultation process over a number of years which involved Exmouth
Town Council at all times and which gave rise to three main issues for the town: a
lack of family housing; a lack of affordable housing; and too much retirement
accommodation.

4.8

In summation we feel that key issues should be listed in the Local Plan, that policy
should be geared to deal with them, and the key issues for the Local Plan to deal
with include those outlined in paragraphs 4.6 and 4.7 (above) of this consultation
response.
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5

SPATIAL STRATEGY
SECTION 6 SPATIAL STRATEGY GENERAL

5.1

According to the Local Plan the feedback and evidence that the Council received as
a result of the previous Issues and Options Consultation highlighted that "having
most development in existing urban areas" was preferred and that "more growth at
Exmouth" [and at the other main towns] was supported.

5.2

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

"Development should be focused on areas that have the greatest amount of
services, employment and public transport. The District's main towns [of which
Exmouth is the biggest] largely meet this criteria.

•

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

OBSERVATIONS ON SECTION 6 SPATIAL STRATEGY GENERAL
5.3

In line with the foregoing our clients believe that most development should be
steered to existing urban areas like Exmouth where the "greatest amount of
services, employment and public transport" exist. Nevertheless, all of this is not
reflected in the proposed spatial housing distribution, where only 11% of the total
of new homes to be built in East Devon would be built in Exmouth the largest town
in the district where 25% of the district's population is housed, and it should be.
We go into this in more detail below.
DRAFT STRATEGY 1 OVERALL SPATIAL STRATEGY FOR DEVELOPMENT IN
EAST DEVON

5.4

This strategy outlines that the District will have to plan for about 15,000 homes
and about 180 Ha of employment land.
OBSERVATIONS ON DRAFT STRATEGY 1 OVERALL SPATIAL STRATEGY FOR
DEVELOPMENT IN EAST DEVON
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5.5

EDDC (and its LDF Panel) has already accepted that the analysis behind the south
west’s Regional Spatial Strategy (RSS) is robust. The RSS said that 17,100 new
dwellings should be accommodated in East Devon. In spite of this the Council has
decided to consult on only 15,000 dwellings. Based on the evidence behind the
RSS, our clients believe that more housing should be allocated in the District with
around 25% of any allocation allocated to Exmouth (all based on past trends).
DRAFT STRATEGY 2 SCALE AND DISTRIBUTION OF DEVELOPMENT IN EAST
DEVON

5.6

The approach would involve East Devon's West End accommodating about 50% of
the houses and about 50% of the employment land required, the towns of East
Devon accommodating about 40% of the houses and about 40% of the
employment land required with the remainder in to be accommodated in the rest of
the District.

5.7

For Exmouth, the table forming Draft Strategy 2 tells us that: there have been 482
dwellings built in the town between 2006/7 and 2010/11; 391 dwellings have
planning permission; 137 dwellings have made significant progress through the
planning system (whatever that means); 540 new dwellings are proposed via
strategic allocations; and, 150 dwellings are still to be allocated; all giving a total
of 1,700 dwellings.

5.8

The "General Overarching Note" on the table tells us that: "All figures are a first
assessment only...and need refining. In some cases they will show gross
development levels and translation into net provision will result in reductions being
made. In addition there is the potential for double counting and also some
permissions counted in the assessment may have not been built and will have now
expired. A non implementation rate is not applied. The grand total should be
considered as an upper estimate."
OBSERVATIONS ON DRAFT STRATEGY 2 SCALE AND DISTRIBUTION OF
DEVELOPMENT IN EAST DEVON

5.9

Our clients OBJECT to this draft strategy.
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5.10 Notwithstanding that the Council heavily caveats its own figures for Exmouth
leaving them open to question, we can see from EDDC’s most recent Annual
Monitoring Report (AMR) of March 2011 that over the last 15 years (to 2009/10)
Exmouth has contributed an average of 145 dwellings per annum out of an average
total across the district of 490 dwellings per annum, equating to 30% of the total
provision.
5.11 However, in the last 5 years of the same 15 year period, some of which was during
a property boom, Exmouth contributed an average of 107 dwellings per annum out
of an average total across the district of 490 dwellings per annum, equating to 22
% of the total provision.
5.12 These figures show that Exmouth has delivered somewhere between 20% and 30%
of the total houses built in East Devon in the last 15 years very much in line with
the facts that: Exmouth houses 25% of the total population of the District; and,
household sizes are getting smaller.
5.13 The slowdown in performance in the last 5 years of the aforementioned 15 year
period indicates that it is getting harder to develop within the existing Built up Area
Boundary (BUAB) and that to deliver the housing numbers that the town clearly
needs strategic land has to be allocated to meet demand; and for the reasons
stated herein our clients' land is suitable site for housing development.
5.14 There is no sensible reason to deviate from the foregoing line meaning that based
on a figure of 15,000 homes, the Local Plan should provide for 3,750 houses in
Exmouth, however, it makes provision, on the face of it at least, for only 1,700
houses which is 11% of the amount required by the plan.
5.15 Essentially, there is not enough housing allocated for Exmouth even if that figure is
1,700 (which we dispute and go into in more detail below) and the spatial housing
strategy does not deal with a key related issue - affordable housing delivery in
Exmouth- all leaving the plan unsound in our view. More housing to deliver the
right type of housing should be allocated for Exmouth.
5.16 Therefore, our clients OBJECT to Draft Strategy 2. It should be revised to make
reference to an increased number homes for Exmouth which our clients consider to
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be a more appropriate level for the town. Based on much of what we say herein
the number of homes that should be allocated for Exmouth should be in the region
of 25% of the total allocation and the number should come from the 40% of the
total allocation that is to be allocated to the towns of East Devon.
5.17 It is considered that the current approach is contrary to that required under
national planning policy. PPS3 states that the Government’s objective is to ‘ensure
that the planning system delivers a flexible, responsive supply of land.’ (paragraph
53). PPS3 adds that once identified, the supply of land should be managed so that
there is a continuous five year supply of deliverable sites (i.e. those which are
available, suitable and achievable) (paragraph 57). The proposed allocation for
Exmouth would not accord with any of these requirements.
5.18 The Draft Local Plan makes it clear (at paragraphs 6.7 to 6.11) that key objectives
include the delivery of an adequate level of new homes to meet anticipated
demand and that securing affordable housing will be a particularly important part
of this. The Local Plan also makes it clear that there is a need to generate new
employment and that this will be tied to the delivery of new housing. For the Local
Plan to be considered sound it must therefore make provision to ensure these
objectives are met.
5.19 In our clients view, the current under supply for Exmouth is very likely to lead to a
situation whereby the Council cannot meet these objectives. This would suggest
that the approach currently being proposed in the Local is incapable of being
judged as sound.
5.20 Our clients would suggest that a more robust approach would be to increase the
proposed allocation at Exmouth to similar levels previously put forward by the
Council (in its Core Strategy Consultation) or higher. It is also our clients' view that
the failure to make adequate provision in the draft Local Plan potentially exposes
the Council to having to accept speculative housing schemes in the future,
resulting of a failure to demonstrate an adequate housing supply in Exmouth. This
would clearly be contrary to the principles of good plan making.
5.21 As a result of the issues set out above, in our clients' view, the spatial strategy for
the Local Plan should be amended to:
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•

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

•

Increase the overall level of provision proposed at Exmouth to 25% (or higher)
of the total allocation for the District which should come from the 40% of the
overall provision to be allocated to the towns.
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6

EXMOUTH
SECTION 10 EXMOUTH GENERAL

6.1

According to the Local Plan the feedback and evidence that the Council received as
a result of the previous Issues and Options Consultation highlighted that there was
"support for completion of Dinan Way."
OBSERVATIONS ON SECTION 10 EXMOUTH GENERAL

6.2

Our clients feel that the Local Plan as proposed is at odds with the Council's own
evidence for the district and for Exmouth. It is difficult to comprehend why, and the
figure is arguably much lower anyway in our view, only 1,700 houses (11% of the
total required in the plan) have been earmarked for Exmouth when:
•

from EDDC’s most recent Annual Monitoring Report (AMR) of March 2011 we
can see that Exmouth over the last 15 years (to 2009/10) has contributed an
average of 145 dwellings per annum out of an average total across the district
of 490 dwellings per annum, equating to 30% of the total provision; and,

•

the previous Issues and Options Consultation highlighted that "[the] need for
more affordable housing was highlighted as a key issue...[and] the two key
strategic housing allocations sites allocated in the plan are particularly suited to
residential development".

6.3

Local Plan policy should reflect the evidence gathered which strongly suggests that
more housing should be provided in Exmouth leading to more affordable housing
being provided for Exmouth.
DRAFT STRATEGY 17 DEVELOPMENT AT EXMOUTH

6.4

This draft strategy says: "The preferred approach for Exmouth will see larger scale
development. Working with our partners in Exmouth, over the 2011 to 2026
period, we will specifically plan for and promote:
1. New Homes - around 830 homes to be built, in addition to the homes already
with planning permission or under construction.
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2. Jobs - significant new employment provision is proposed for the town.
3. Town Centre - significant investment in new retail and commercial facilities in
the town centre is proposed.
4. Social and Community and Leisure Facilities - new facilities to serve the needs of
residents. These include enhanced medical services, library and other commercial
services.
5. Infrastructure:
- upgrading of public transport provision to Exeter, primarily through enhancement
of public transport improvements.
- Completion of Dinan Way, this highway completion is likely to require
developer contribution funding from all future developments in or near to
Exmouth.
The current Local Plan Built-up Area Boundary for Exmouth will be retained,
however strategic land allocations are proposed at the following locations:
a) Goodmores Farm - mixed use development for 350 homes and around 5
hectares of land for mixed use employment (3ha) and community and commercial
facilities.
b) Phase 3 at Liverton Business Park - around 3 hectares of employment land.
Liverton Phase 2 does have planning permission but it is also calculated into in
allocations with 8 hectares.
c) Littleham Valley - around 190 new homes.
d) In addition to these strategic allocations 150 homes will be accommodated on
sites to be identified through future phases of plan production."
OBSERVATIONS ON DRAFT STRATEGY 17 DEVELOPMENT AT EXMOUTH
6.5

Though our clients endorse and acknowledge that the Local Plan advocates that
Dinan Way should be completed (which will require developer contribution funding)
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they robustly question whether the planning system would allow for such funding
to "come from all future developments in or near to Exmouth"1 and object to much
of the content of this draft strategy.
6.6

Based on the past performance of Exmouth delivering between 20 and 30% of the
total housing provision in East Devon planning for 1,700 dwellings to serve
Exmouth for 15 years is not nearly enough - if EDDC is to deliver 15,171 houses
then 1,700 houses is only 11% of that total.

6.7

We can see from EDDC’s own figures (in its most recent AMR) that of the 482
dwellings built between 2006/2007 and 2010/2011 that it says is contributing to
the 1,700 figure of these only 3 developments met the threshold necessitating the
need for affordable housing provision; one for 23 dwellings; one for 18; and one
for 40. Even if all of these deliver the full policy requirement of 40% affordable only
32 dwellings out of 482 are affordable; that’s 6.5%!

6.8

If we reasonably apply these figures to the 391 dwellings under construction or
with planning permission then out of a total of 873 dwellings that the Council is
counting towards its delivery target for housing (and affordable housing) only 57
houses are affordable!

6.9

According to EDDC the 137 houses that have made progress are made up of 75 at
Rolle College with the remainder at Hill Crest. But both sites are similar to the
aforementioned sites and we are therefore reasonably assuming that the affordable
housing delivery rate will be the same 6.5%. Also, we are of the view that the
figure of 137 is questionable at best and cannot be relied upon and therefore
should be taken out of the plan. Instead the sites should be viewed as potential
windfall sites.

6.10 The Local Plan says that 150 dwellings are to be allocated at a later date which all
leaves 540 dwellings as strategic allocations currently made up 350 at the
Goodmores Farm and 190 at Littleham.

1
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6.11 On the subject of affordable housing, EDDC has an acute affordable housing issue,
reflected in Exmouth, the largest town. At the previous Local Plan Inquiry the
Inspector accepted that, based on robust evidence presented by EDDC that
developments should deliver 40% affordable housing. Regarding this figure, the
Council has dramatically under performed. This is reflected in Exmouth. Set against
this backcloth the plan favours dropping its affordable housing target figure in
Exmouth from 40% to 25%.
6.12 Essentially, the Councils own evidence shows that:
•

Not enough housing is allocated to Exmouth;

•

If the Council wants to allocate land for housing to the north of the town, it (the
housing) has to pay for the completion of the Dinan Way link to the A376; and,

•

The Dinan Way link alignment options put forward by the Hoghways Authority
both go through our clients' land.

6.13 In order to achieve the additional growth which should be identified, our clients are
of a view that land immediately to the north of Summer Lane, and close to existing
housing at Hulham Road and Marley Road can and should be identified. Although
this would be in the vicinity of the area identified for the Dinan Way improvements,
this need not necessarily be a major constraint. Housing development is likely to
be appropriate in this location and where there are constraints these can be
overcome. In relation to the issues affecting this site:
•

Much of the land would fall to the south of the proposed Dinan Way road
extension. Once completed, the road extension would form a new and logical
‘de facto’ settlement boundary for the northern part of Exmouth. Development
of this land would be within this boundary and would therefore not be viewed as
encroachment into open countryside. The presence of the road would also form
a defensible line which would allow the Council to prevent uncontrolled
expansion further into the countryside to the north;

•

Although the land is quite elevated, it does already benefit from strong
screening in the form of trees and hedge lines. This screening could be
enhanced by structural landscaping provided as part of any development and
also as part of the road improvement. As a result, any perception of
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encroachment towards Lympstone would be reduced. In any event, any
perceived landscape impact associated with the site’s elevation would be
reduced by virtue of its position behind the Dinan Way road improvement;
•

Development of this land could help the delivery of the Dinan Way link through
possibly the provision of land (though this would depend upon the precise
alignment of the road) and also by the financial contributions which would be
provided as part of the development.

6.14 Taking these factors into account, it is our clients' view that their land can and
should be identified for housing development not least because it would facilitate
the Dinan Way extension which would be required should the Council choose to
allocate any land for housing in the area.
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7

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

7.1

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

7.2

Again we fully endorse the thrust of this draft strategy but words are not enough;
delivery is the most important thing. In the first instance the support that the
Council says that it wants to provide has to be given by allocating enough land to
deliver the aspiration: more housing should be allocated in Exmouth and housing
could be built on our land all of which in turn would lead to the results that Draft
Strategy 25 seeks.
DRAFT STRATEGY 29 DISTRICT WIDE AFFORDABLE HOUSING PROVISION
TARGETS

7.3

"Affordable housing will be required on all developments within East Devon where
there is a net gain of one dwelling. Within [areas like Exmouth] a minimum of 25%
of the dwellings shall be affordable unless viability evidence shows that a higher
percentage is achievable...For the purposes of this schedule: (1) ‘towns’ are
defined as the area within the Built-up Area Boundary and any abutting land; (2)
‘major’ is a proposal for 300 or more homes;...Outside of the areas listed in the
above table 50% of the dwellings shall be affordable, subject to viability
considerations. The affordable housing provision should seek to achieve a target of
70% social or affordable rent accommodation and 30% intermediate or other
affordable housing."
OBSERVATIONS ON DRAFT STRATEGY 29 DISTRICT WIDE AFFORDABLE
HOUSING PROVISION TARGETS
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7.4

The Council says that its "top priority" is to deliver affordable housing given that it
has an acute affordable housing issue reflected in Exmouth where there are more
than 200 applicants for every affordable dwelling made available.

7.5

At the previous Local Plan Inquiry the Inspector accepted that, based on robust
evidence, EDDC should deliver 40% affordable housing. For various reasons the
Council has not been remotely close to attaining this figure.

7.6

Set against this backcloth the Local Plan is proposing to drop the affordable
housing % in Exmouth from 40% to 25%. East Devon and in particular Exmouth
needs affordable housing and based on past trends strategic land has to be
allocated to do it.

7.7

Essentially, a key issue is the delivery of affordable housing in Exmouth and this
has to be a strategic objective for the Local Plan to address. It does not do this in
our view and it should. Moreover, a scheme for dwellings on our land would hit
right at the heart of this issue because it would deliver up to 40% of the units as
affordable dwellings.
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8

DELIVERY AND INFRASTRUCTURE PROVISION
DRAFT STRATEGY 44 INFRASTRUCTURE DELIVERY

8.1

Verbatim this draft strategy says: "The Council will produce an Infrastructure
Delivery Plan to set out how the implementation of Local Plan policies and
proposals

will

be supported through

the

timely delivery of infrastructure

improvements. It will be produced alongside the Local Plan and form part of the
Council case at Submission and Examination. It will detail local and strategic
schemes and set how much they will cost, who will lead on provision and who the
relevant partners will be. Developer contributions will be sought to ensure that the
necessary infrastructure improvements are secured to support the delivery of
development and mitigate any adverse impacts. The Council will introduce the CIL
alongside the Local Plan. The Levy Charging Schedule will be the subject of a joint
examination with the Local Plan. The Infrastructure Delivery Plan will set out which
items of infrastructure are expected to be funded through the Levy and which will
be secured through Section 106 agreements. Through Section 106 Agreements and
negotiations over site development and where otherwise not met through
alternative committed schemes or proposals the Council will ensure that:
1. 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.
2. The loss of, or adverse impacts on, any significant amenity or resource present
on the site prior to the development is offset by the provision of alternative
facilities that are of equal or greater value.
Infrastructure provision should be phased to meet development and failure to
provide or absence of relevant infrastructure will be grounds to justify refusal of
permission."
OBSERVATIONS ON DRAFT STRATEGY 44 INFRASTRUCTURE DELIVERY
8.2

Exmouth is the principal settlement in the District where large scale development
to serve both local needs and those of the surrounding area should occur which is
in line with best planning practice of focusing development around existing urban
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areas where the vast majority of physical, social and community, transport and
green infrastructure exists.
8.3

On this issue we'd highlight that:
•

According to the Council if land is to be allocated for strategic development to
the north of the town then the Dinan Way link should be delivered.

•

The delivery of the Dinan Way link has to be funded by development in
Exmouth (we robustly question whether the planning system would allow for
such funding to "come from all future developments in or near to Exmouth"2).

•

The Highways Authority has consulted on two possible road alignments for the
Dinan Way link both of which go through our clients' land. (For the avoidance of
doubt our clients will facilitate the Dinan Way link provided it is commercially
sensible for them to do so and we'd suggest that in reality this means that they
would require value from strategic allocations in the area and/or development
on their site.)

8.4

There must be serious question marks over the soundness of the plan in the round
given that the Council's approach is to allocate land first then cost the
infrastructure required. What if strategic development sites cannot support the
infrastructure required?

Surely, to prove that the Local Plan is deliverable,

infrastructure costs have to be part of the front end of the policy making process
so that it can inform the draft policy?

2
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9

DEVELOPMENT MANAGEMENT POLICIES
H2 RESIDENTIAL LAND ALLOCATION

9.1

Page 192 of the plan says:
"New Homes and Residential Development
21.56 Thorough policy work we will identify sites for new homes to be built.
H2 - Residential Land Allocation
Proposed local, small scale or non strategic allocations sites are not defined at this
stage of plan making/in this consultation draft of the plan. These local, small scale
or non-strategic sites will be considered through one or more of the following:
a) Further consultation and site assessment work on this Local Plan.
b) A ‘follow on’ site specific allocation Local Plan document.
c) Neighbourhood Plans.
d) Other local planning initiatives.
It is recognised however, that some respondents to this consultation document will
want to propose local, small scale or non strategic sites for residential development
purposes. If this Local Plan does ultimately include local, small scale or nonstrategic housing allocation sites they will feature under an amendment to this
policy. However, if this plan does not show local, small scale or non-strategic sites
then policy be irrelevant and deleted. Site submissions will inform subsequent
work.
In proposing sites for development purposes respondents should comment on the
following considerations which will be included in site assessment work:
1. Use, where possible, of sites falling inside existing Built-up Area Boundaries.
2. Demonstration of land owner interest in seeing the site developed.
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3. Preference for use of Brownfield/previously developed land.
4. Avoidance of features of environmental importance.
5. Easy site accessibility, by walking and cycling, to facilities and public transport
services.
6. Sites being well related to existing Built-up Area Boundaries.
In rural areas (outside of the seven main towns of East Devon) sites should also be
suitable for mixed use residential and small scale employment uses.
OBSERVATIONS ON H2 RESIDENTIAL LAND ALLOCATION
9.2

We OBJECT to H2.

9.3

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

9.4

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

9.5

The leader of the Council says in the Local Plan that "East Devon District Council
has spent the past five years gathering data and consulting with the community as
it works towards a new Local Plan." And of this latest round of consultation says
"we are conducting a public review of the latest document, produced after many
months of evidence gathering by Officers and hours of painstaking discussion by
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Councillors". The point is that the Council has a vast amount of evidence and will
know through that, its SHLAA process and other such processes where land has
been put forward for development and should be allocating land in its Local Plan
now. Any other approach would create uncertainty cause delays to development
affecting the supply of much needed housing and in particular affordable housing,
and call into question the overall soundness of the plan. (E.g. What if Parish
Council's said that they did not want to take part in allocating land for
development? Who would guide the Parish Councils? What if an unelected group of
people in a village commandeered plan making for that village? Is it right that the
Development Management function should be in a position where it, in effect,
would be allocating land for development and does it have such expertise?),
9.6

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

9.7

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

9.8

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

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

•

"have easy site accessibility, by walking and cycling, to facilities and public
transport services... and [be] well related to existing Built-up Area Boundaries"
(our clients too believe that most development should be steered to areas like
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Exmouth, where their land is located and where the greatest amount of
services, employment and public transport exist.
9.9

Here we reiterate what we have said above: "In order to achieve the additional
growth which should be identified, our clients are of a view that land immediately
to the north of Summer Lane, and close to existing housing at Hulham Road and
Marley Road can and should be identified. Although this would be in the vicinity of
the area identified for the Dinan Way improvements, this need not necessarily be a
major constraint. Housing development is likely to be appropriate in this location
and where there are constraints these can be overcome. In relation to the issues
affecting this site:
•

Much of the land would fall to the south of the proposed Dinan Way road
extension. Once completed, the road extension would form a new and logical
‘de facto’ settlement boundary for the northern part of Exmouth. Development
of this land would be within this boundary and would therefore not be viewed as
encroachment into open countryside. The presence of the road would also form
a defensible line which would allow the Council to prevent uncontrolled
expansion further into the countryside to the north;

•

Although the land is quite elevated, it does already benefit from strong
screening in the form of trees and hedge lines. This screening could be
enhanced by structural landscaping provided as part of any development and
also as part of the road improvement. As a result, any perception of
encroachment towards Lympstone would be reduced. In any event, any
perceived landscape impact associated with the site’s elevation would be
reduced by virtue of its position behind the Dinan Way road improvement;

•

Development of this land could help the delivery of the Dinan Way link through
possibly the provision of land (though this would depend upon the precise
alignment of the road) and also by the financial contributions which would be
provided as part of the development."

9.10 Taking these factors into account, our clients' land can and should be identified for
housing development not least because it would facilitate the Dinan Way extension
which would be required should the Council choose to allocate any land for housing
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in the area. Development of it would help with the delivery of necessary physical,
social and community infrastructure as well as affordable housing.
TA8 SAFEGUARDING OF LAND REQUIRED FOR HIGHWAY AND ACCESS
IMPROVEMENTS
9.11 The Local Plan says "Other highway improvements together with other more minor
schemes are typically promoted by Devon County Council through the Local
Transport Plan. Planned Transport schemes at which land is ‘safeguarded’ from
other developments are detailed in policy....The County Council has approved a
route for completion of Dinan Way at Exmouth between Hulham Road and Exmouth
Road. An alternative alignment, closer to Summer Lane, has been the subject of
public consultation but no final decision over the route has been taken. A
safeguarded area is shown on the Proposals Map within which one of the two
possible routes is proposed to be implemented."
9.12 The relevant policy which follows this text is TA8, Safeguarding of Land Required
for Highway and Access Improvements, says: "Land required for the following
highway and access schemes will be safeguarded from other development.
Road Schemes
1. Completion of Dinan Way at Exmouth. The extent of safeguarded land is
indicated on the Proposals Map."
OBSERVATIONS

ON

TA8

SAFEGUARDING

OF

LAND

REQUIRED

FOR

HIGHWAY AND ACCESS IMPROVEMENTS
9.13 We are presuming the Council proposes within this policy to safeguard land to
ensure the completion of Dinan Way at Exmouth because, in line with many key
stakeholders aspirations, it is required to free up land to the north of Exmouth for
development and we reiterate that:
•

The delivery of the Dinan Way link has to be funded by development in
Exmouth (and we robustly question whether the planning system would allow
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for such funding to "come from all future developments in or near to
Exmouth"3).
•

The Highways Authority has consulted on two possible road alignments for the
Dinan Way link both of which go through our clients' land. (For the avoidance of
doubt our clients will facilitate the Dinan Way link provided it is commercially
sensible for them to do so and we'd suggest that in reality this means that they
would require value from strategic allocations in the area and/or development
on their site.)

3
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10 CONCLUSION
10.1 The Local Plan has an aspiration to deliver the Dinan Way link road and if the
Council is to allocate any land to the north of Exmouth the Dinan Way link needs to
be delivered as part of a coordinated approach to development.
10.2 The Local Plan acknowledges that the road will have to be funded by development
and the Highways Authority has consulted on two possible road alignments
connecting Dinan Way to the A376 Exmouth to Exeter road both of which go
through our clients' land.
10.3 Our clients are willing to facilitate the road, which is essential to allow for strategic
development in the area, but will require development on their land to help pay for
it.

Summer Lane, Exmouth

6169

28

11 APPENDIX 1 LAND AT SUMMER LANE
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