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East Devon Local Plan 2020 to 2042 

Second Regulation 19 Publication draft 

Representations on behalf of Obsidian Strategic Asset Management 

26 January 2026 

 

Introduction  

CarneySweeney acts for Obsidian Strategic Asset Management (Obsidian) in connection with Land at Kings Road, 

Honiton, East Devon. This land is being promoted for residential development. 

 

CarneySweeney submits the following representations on behalf of our clients which are to be read in 

conjunction with previous representations submitted to the Regulation 19 Publication draft in March 2025 (Reg 

19 Rep) which is appended in full. 

 

Scope of the Previous Regulation 19 Representation 

The Reg 19 Rep commented on the following matters and policies within the draft East Devon Local Plan 2020 to 

2042 (draft EDLP):  

  

Policy Context for Plan Making  

 

Site Allocation 

• Strategic Policy SD03: Honiton and its development allocations 

 

General Policy Comments  

• Local Plan Vision Statement  

• Housing Targets / Delivery  

• Viability  

 

Specific Policy Comments 

• Strategic Policy HN01: Housing to address needs  

• Policy HN03: Housing to meet the needs of older people 

• Policy HN04: Accessible and Adaptable Dwellings 

• Policy HN05: Self-build and custom build housing 

• Strategic Policy PB05: Biodiversity Net Gain 

• Strategic Policy PB07: Ecological enhancement and biodiversity in the built environment 

• Policy PB08: Tree, hedges and woodland on development sites 

• Policy PB09: Monitoring requirements for new planting schemes 
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Scope of the Second Regulation 19 Representation 

Where the above policies have not been amended in line with our previous comments and requested changes, the 

previous Reg 19 reps are reiterated and should be given full weight in the Examination Process. The commentary on 

these policies remains valid and the suggested changes justified. 

 

Where policies have been amended, we set out further comments. 

 

Site Allocation Comments 

Strategic Policy SD03: Honiton and its development allocations propose to allocate the above site – Land at Kings 

Road, Honiton (Honi_18) – for residential development of 136 new homes. 

 

The full policy text and allocation map as amended in the Second Stage Reg 19 draft are included in full below: 
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Our client continues to fully support the allocation of the site for residential development but does have some 

concerns with the additions to the policy as follows: 

 

National Landscape Impacts 

The relationship of the site to the National Landscape (NL) is fully appreciated and it is acknowledged that this 

relationship will be an important consideration for the future layout and design.  

 

However, the additional paragraph that has been added to the policy by requiring development to “conserve 

and enhance” the natural beauty of the site and its wider national landscape setting does not fully align with the 

NPPF1 and NPPG2. 

 

The NPPF Para 189 is clear, requiring that "development within their setting should be sensitively located and 

designed to avoid or minimise adverse impacts on the designated areas." (The current draft NPPF repeats this 

distinction). 

 

The NPPG builds on the above. Paragraph: 041 (Reference ID: 8-041-20190721) identifies the need for 

development within a NL (previously referred to as ‘Areas of Outstanding Natural Beauty’ within the NPPG) to 

be limited, in view of the importance of conserving and enhancing their landscapes and scenic beauty. However, 

the bar is set lower for developments that are not within, but within the setting of a NL, as in the case of this 

 
1 National Planning Policy Framework 
2 Natural environment - GOV.UK 
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site NPPG Paragraph: 042 (Reference ID: 8-042-20190721) instead states that developments within the setting 

"need sensitive handling" to take potential impacts into account.  

 

It also noted that there is an element of inconsistency with how this matter is addressed in the other proposed 

Honiton allocations: 

 

• Land west of Hayne Lane (Gitti_03, Gitti_04 and Gitti_05) – falls partly within the NL but has the same 

wording that has been added to Honi_18. 

• Land adjacent to St Michaels Church and south east of Cuckoo Down Lane (Honi_07) – falls wholly 

within the NL but only references the “the scale, design, lighting and materials of new development 

being appropriate to the Blackdown Hills NL”. 

• Land at Middle Hill, Church Hill (Honi_13) – falls wholly within the NL but has the same wording as 

Honi_07. 

• Land south of Northcote Hill – south of the railway (GH/ED/39b) – is outside of but within the setting 

the NL but has combines the wording used in both Honi-18 and Honi-07. 

 

While the importance of the NL is fully recognised how these polices are worded in terms of the approach to 

development within the NL as compared to development within the setting of NL should be distinguished and 

consistent. 

 

Heritage Impacts 

The relationship of the site to the Grade II listed Copper Castle toll house and associated gates is fully appreciated 

and it is acknowledged that this relationship will be an important consideration for the future layout and design.  

 

However, the additional paragraph that has been added is considered overly prescriptive in terms of the 

significance of the asset and how the scheme should address the asset through directing what type of 

development should be carried out within its setting. This should instead be informed by a proportionate 

Heritage Assessment which could identify a different but nonetheless acceptable approach, but which would be 

precluded by the strict policy wording.  

 

Requested Changes  

The following further changes are therefore requested to the site allocation (deleted text struck through and 

new text underlined in red 

 

This land is allocated for 136 homes and will form a medium-scale residential extension on the eastern 

side of Honiton. Development proposals would need to consider a crossing of Kings Road to provide 

access to bus stops on Waterleat Avenue. The development will also need to maximise opportunities 
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for localised improvements/contributions to enhance sustainable travel modes.  

 

The site is adjacent to the Blackdown Hills National Landscape. and development should be informed 

by detailed assessment and design work to maximise opportunities to conserve and enhance the 

natural beauty of the site and its wider national landscape setting. The scale (particularly height), 

design, lighting and materials of new development should be appropriate to the Blackdown Hills 

National Landscape. Development proposals should therefore be sensitively handled, informed by 

detailed assessment and design work to avoid or minimise adverse impacts on the designated area.  

 

The site is also adjacent to the grade II listed Copper Castle former toll house and associated grade II 

listed gates. These heritage assets form a legible entry point to Honiton and development should seek 

to conserve and enhance the significance of these assets. The higher ground to the south of the site 

should be kept open. and the proposed junction carefully located and designed to protect landscape 

and heritage interests. The development should seek to conserve and, where possible, enhance the 

significance of these assets. The design of the proposed development, including the design and location 

of the proposed access junction, should respond to the topography of the site and the significance of 

the heritage assets. 

 

Policy Comments 

Obsidian reiterates their support for the aspirations of the plan to raise standards and deliver high quality 

development and good design and the need to assess and mitigate the impacts of development, subject to the 

following caveats: 

 

• All proposed local policies must meet the NPPF tests of soundness by being Positively Prepared, 

Justified, Effective, and Consistent with National Policy. 

• Potential impacts on viability and deliverability must be properly understood. 

• Policies should not seek to unnecessarily replicate the NPPF or Building Regs (or other regulatory 

regimes). 

• Policies should not be drafted in such a way that they hinder or discourage development.  

• Where any standards or thresholds are set out there needs to be flexibility built into the policy to take 

account of site specific, technical feasibility and viability considerations. 
 

Consultation Draft NPPF (December 2025) 

It is acknowledged that the 2nd Reg 19 draft LP will be examined against the provisions of the NPPF December 

2023. However, the direction of travel of the current draft NPPF is material insofar as the national DM policies 

contained in the consultation draft NPPF will prevail if there is a conflict with Local Plan policies. There seems 

little point in finding local plan policies sound that we already know will ultimately attract only limited weight in 
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the planning balance if/when the new NPPF is published – which is likely to be before the examination of this 

plan. A prime example of this is the proposed blanket 20% BNG requirement on all sites, as set out in Strategic 

Policy PB05: Biodiversity Net Gain (BNG). 

 

General Policy Comments 

Local Plan Vision Statement  

All previous comments regarding the lack of references in the Vision Statement to meeting development need, 

and in particular housing need, remain valid  

 

Housing Targets / Delivery  

The proposed housing targets and stepped trajectory have not been amended and so our previous comments 

regarding the validity of this approach remain valid.  

 

The identified ‘headroom surplus’ for housing supply has increased to 12.18% but this is due the accounting 

period being adjusted to 2025 rather than additional allocations being identified. The previous comments and 

concerns about the identified number and stepped trajectory remain and it is considered a 20% buffer would 

be more robust and in line with national policy.  

 

While paragraph 3.8 has been amended to identify that the plan will be reviewed/updated if housing delivery 

falls short or future housing needs change, this is not considered sufficiently robust or clear as to how and 

when this would take place. 

 

The previous comments about the apparent conflict between Strategic Policy HN02 (Affordable Housing), and 

Policy SP06 regarding the certainty of windfall development also remain valid.  

 

Viability  

It is noted that financial implications of the Building Safety Level are now addressed in Viability Addendum. 

 

Specific Policy Comments  

All previous comments on the following policies requesting either amendments or deletions and which have 

not been implemented remain valid: 

 

• Strategic Policy HN01: Housing to address needs 

• Policy HN03: Housing to meet the needs of older people 

• Policy HN05: Self-build and custom build housing 

• Strategic Policy PB07: Ecological enhancement and biodiversity in the built environment 

• Policy PB08: Tree, hedges and woodland on development sites 
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Obsidian Strategic Asset Management 

Axminster Road, Honiton  

SLR Project No.: 422.065122.00001 

19 March 2025 

Revision: V3 

RE: REPRESENTATIONS TO REGULATION 19 (ACCESS ARRANGEMENTS) 

1.0 Introduction 

1.1 This note has been prepared regarding Site Honi_18 within Regulation 19 Publication Draft 

of the East Devon Local Plan 2020-2042, in response to the Regulation 19 consultation of 

the Local Plan.  

1.2 Site Honi_18 has been proposed for 136 residential dwellings, with access to be taken 

directly from the A35. The site location is shown in Figure 1. An initial access arrangement 

has been submitted as part of representations, which is attached at Appendix A. 

Figure 1: Site Location 
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1.3 This note provides a chronology and overview of the access proposals, including details 

regarding engagement with National Highways (NH) and Devon and Cornwall Police. The 

note concludes that the site has an access scheme which is deliverable within the land 

ownership and highway boundary extent. 

1.4 This note sets out that the site access would be compliant with the core transport tests of the 

National Planning Policy Framework (NPPF, 2024), including specifically paragraph 115b, 

which states: 

“In assessing sites that may be allocated for development in plans, or specific applications 
for development, it should be ensured that: 

… 

b) safe and suitable access to the site can be achieved for all users;. “ 

1.5 The early engagement with NH and Devon and Cornwall Police demonstrates that the site 

can achieve access in accordance with paragraph 115b of the NPPF. 

Policy Background 

1.6 The site is included within the Regulation 19 Publication Draft of the East Devon Local Plan 

2020-2042, referred to as Land at Kings Road (Honi_18). The draft document states the 

following: 

“This land is allocated for 136 homes and will form a medium-scale residential extension on 
the eastern side of Honiton. Development proposals would need to consider a crossing of 
Kings Road to provide access to bus stops on Waterleat Avenue. The development will also 
need to maximise opportunities for localised improvements/contributions to enhance 
sustainable travel modes”. 

1.7 This note focuses on core access into the site from Axminster Road, with the initial access 

drawing provided subject to further refinement at the point of a planning application. At this 

stage, consideration can be given to crossing points across Axminster Road to bus stops on 

Waterleat Avenue. This will be in consultation with NH and Devon County Council (DCC), 

acting as the local highway authority. There appears to be sufficient carriageway width 

between the Waterleat and proposed access junction to deliver a pedestrian crossing within 

NH and DCC Highways adopted highway boundary. 

1.8 In addition, the development will also demonstrate at the planning application stage that it 

will maximise opportunities for sustainable travel modes, in line with the core tests of the 

NPPF.   

2.0 Access Scheme Overview 

Access Setting and Speed Limits 

2.1 The development is located on the east side of Honiton to the north of the A35 Axminster 

Road. The proposed access is sited on the north side of the A35 mainline 50m east of 
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Waterleat Avenue. The A35 is subject to the national speed limit (60mph) which reduces to 

30mph approximately 25m east of the Waterleat Avenue junction.  

2.2 The proposed access is sited within the current 60mph zone. The mitigation proposes to 

relocate the 60mph speed limit approximately 170m east of the new access. Alongside this, 

a 40mph speed limit is proposed as a transition between the 60mph speed limit and the 

30mph limit. The existing and proposed speed limit locations are shown in Figure 2. 

Figure 2: Existing and Proposed Speed Limit Changes 

 

Evidence Base 

2.3 To inform the access design and positioning of new speed limits, two speed surveys were 

undertaken; a 7-day automatic traffic counter (ATC) in September 2023, and a handheld 

speed survey in November 2024. The location of the surveys and the recorded speeds are 

shown in Figure 3. 
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Figure 3: Recorded Speeds and Proposed Speed Limit Locations 

 

2.4 As shown in Figure 3, the existing speeds are in line with a 30mph speed limit. Therefore, it 

is appropriate to provide an access in accordance with a 30mph design speed. 

2.5 The development site will provide lighting, development frontage, a new junction and 

encompass the existing dwelling Hale Villas into the frontage. This will have a positive 

impact on speeds, as such the 85th percentile speed is likely to be lower than has been 

recorded, with the new streetscene urbanising the corridor and being reflective of a 30mph 

zone. The site forms a natural extension to Honiton, linking to existing properties and 

incorporating the exiting speed limit, and therefore it is appropriate to provide a 30mph 

speed limit across its frontage. 

Access Design 

2.6 The access has been designed in accordance with Design Manual for Roads and Bridges 

(DMRB) principles. This is on the basis that the site access is located on the trunk road 

network (A35), managed by NH. The access design is attached at Appendix A, and an 

extract is provided in Figure 4. 
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Figure 4: Proposed Access 

 

2.7 Whilst it is located along a trunk road, it should be noted that this section of the A35 is 

residential in nature, with numerous private drives and active frontage. Therefore, there is 

the opportunity to soften the scheme to improve placemaking and non-motorised user 

accessibility through the application process. The initial access designs have been 

undertaken to demonstrate that access can be achieved in accordance with core DMRB 

guidance, but it does not prohibit further design changes to provide a scheme which is more 

reflective of the residential nature of this section of the A35. 

2.8 A ghost island right turn junction provides access to the site, with the junction form being 

determined by mainline traffic flow thresholds set out within Figure 2.3.1 of DMRB CD123, 

which is replicated in Figure 5. This is on the basis the September 2023 ATC demonstrating 

two-way Annual Average Daily Traffic (AADT) of around 15,000 traffic movements. 
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Figure 5: DMRB Junction Provision Thresholds 

 

2.9 As shown in Appendix A, junction geometries have been produced in accordance with 

DMRB CD123, in accordance with the proposed 30mph speed limit past the site access. 

2.10 The design includes a new internal junction to access a parcel of land to the immediate north 

of the A35 and identifies that the existing farm access to the north will be retained. 

3.0  Access Design Process 

3.1 The access design has been developed in coordination with both National Highways and 

Devon and Cornwall Police.  

Consultation with National Highways 

3.2 NH initially reviewed the access proposals and provided comment. An overview of the main 

points raised are noted below, alongside the subsequent SLR response. 

• NH Comment: The bus stop to the north needs to be considered in the junction 
design. 

o Response: The bus stop can be relocated at the application stage.  

• NH Comment: When a car is waiting at the private drive to the north, this would block 
visibility splays from the proposed access. 

o Response: Traffic joining the mainline may need to briefly wait for the private 
drive access vehicles to clear the sight line. This is a very brief infrequent event 
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where minor road traffic would yield momentarily until safe to exit. The designer 
does not view this scenario as an obstruction to junction visibility. Furthermore, 
the access scheme would enhance the visibility of existing private drive access 
points, which are currently limited, providing an overall betterment to their use. 

• NH Comment: A reason should be provided why a 9.0m setback cannot be provided 
for the junction visibility splay. 

o Response: The 9m setback cannot be delivered within the highway or redline 
boundary. The permissible 4.5m splay is achievable. 

• NH Comment: Gradient information should be provided to determine the vertical 
requirements of the access. 

o The vertical design will follow in due course at the application stage. 3D survey 
data will be acquired to confirm vertical geometry. 

• NH Comment: ghost island junctions where no diverge or merge tapers are provided, 
the corner radii should be 15m followed by a corner taper of 1:6 over a distance of 
30m. 

o Response: The drawing has been updated to reflect this requirement. 

• NH Comment: NH may not support a reduction in speed limit to 30mph and therefore 
the design speed should be based on the 60mph speed limit with no relaxations to 
the design permitted. Consultation with the police should be undertaken to determine 
the likelihood of the speed limit being reduced.  

o Response:  

• As shown in Figure 3, the recorded speeds are in line with a 30mph speed 
limit currently, and therefore it is appropriate to design to these existing 
speeds. 

• A 40mph speed limit has been introduced as a transition between the 60mph 
speed limit and 30mph speed limit. 

• As discussed below, Devon and Cornwall Police have been contacted and 
would be supportive in the change of speed limit.    

3.3 The main points raised by National Highways have been addressed, and therefore it is 

considered that agreement can be reached at the application stage regarding the site 

access. 

Consultation with Devon and Cornwall Police 

3.4 The proposals were issued to Devon and Cornwall Police for review, who made the following 

comment on 3rd December 2024: 

“No objections from me on this, pushing the national out onto the straight section and 
installing a step down in speed, makes good sense and is far better than what currently 
exists, whereas it jumps from a national to a 30, which I never support.  The relocation of 
the signs is fine and I would support these alterations.” 

3.5 The full correspondence is attached at Appendix B. 



Obsidian Strategic Asset Management 
SLR Project No.: 422.065122.00001 

19 March 2025 
 

 

 8  
 

3.6 Devon and Cornwall Police have provided confirmation that the speed limit changes 

proposed as part of the access design are acceptable from an enforcement perspective, and 

furthermore provides an overall betterment by providing a step down in speed to 40mph prior 

to transitioning to a 30mph zone. 

4.0 Summary and Conclusion 

4.1 This note demonstrates there is a deliverable access scheme to serve the potential 

allocation of 136 dwellings at Axminster Road, Honiton, which has been identified in the draft 

East Devon District Council Local Plan (2020-2040). The access scheme can be delivered 

within the ownership and allocation boundary. 

4.2 There has been extensive engagement with National Highways, who manage the A35 

(Axminster Road), to provide a scheme in line with their design requirements. In addition, 

Devon and Cornwall Police have confirmed that they would be supportive of a change in 

speed limit to support the access design, which would better reflect the existing speeds.  

4.3 The level of detail provided at this stage of engagement would typically be undertaken at the 

application stage, and therefore the development site can provide a suitable access strategy 

at the planning stage without protracted negotiations. 

4.4 The engagement with NH and Devon and Cornwall Police demonstrates that the Honi_18 

site can achieve access in accordance with paragraph 115b of the NPPF. 

   

 

 

 

 



 

 

Appendix A

 

 





 

 

Appendix B  

 

 



1

Jack Clarke-Williams

From: WALSH Tim 10592 
Sent: 03 December 2024 07:35
To: Jonathan Lloyd
Cc: Sam Luk; Simon Coles; Jack Clarke-Williams
Subject: RE: East Devon Local Plan Review - Proposed site allocation Hon 18

Jon  - good morning  
 
I’ve come in early to look over these plans.  
 
No objecƟons from me on this, pushing the naƟonal out onto the straight secƟon and installing a step down in 
speed, makes good sense and is far beƩer than what currently exists , whereas it jumps from a naƟonal to a 30, 
which I never support.  The relocaƟon of the signs is fine and I would support these alteraƟons. 
 
Hope this is helpful and thanks for sending it across 
 
Tim WALSH 
 

Tim WALSH 10592 - Motor Patrol Constable   
Road Casualty Reduction Officer East and Mid Devon 
Alliance Roads Policing Unit - Exeter 
 
 
 
Email:10592@devonandcornwall.police.uk 
Address: Exeter Police Station, Sidmouth Road, Exeter, Devon, EX2 7RY 
 

 

 
 
 
 
 
 

From: Jonathan Lloyd <Jonathan.Lloyd@slrconsulting.com>  
Sent: Tuesday, December 3, 2024 7:24 AM 
To: WALSH Tim 10592  
Cc: Sam Luk <SLuk@eastdevon.gov.uk>; Simon Coles <simon.coles@carneysweeney.co.uk>; Jack Clarke-Williams 
<Jack.Clarke-Williams@slrconsulting.com> 
Subject: RE: East Devon Local Plan Review - Proposed site allocation Hon 18 
 
Good morning Tim, 
 
In order to expedite information to East Devon District Council, I’ve copied in Sam Luk who is helping prepare 
the committee report for EDDC which is due tomorrow, and also our planning consultant Simon who is 
assisting Sam in our inputs on the site. 
 
While I can’t make a call until 2pm, I’ve provided my colleague Jack’s details below, he knows the scheme well 
and can field any questions you might have before 2pm if that would help? 
 
Jack Clarke-Williams
    



 

 

 






