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This meetingis being recorded for subsequent publication on the Council’s website and will
be streamed live to the East Devon District Council Youtube Channel.

1 Minutes of the previous meeting (Pages 3 - 22)

Minutes of the Strategic Planning Committee meetings held on 3 March 2026 and
5 May 2026.

2 Apologies

3 Declarations of interest

Guidance is available online to Councillors and co-opted members on making
declarations of interest

4 Public speaking
Information on public speaking is available online

5 Matters of urgency
Information on matters of urgency is available online

6 Confidential/exempt item(s)

To agree any items to be dealt with after the public (including the Press) have
been excluded. There are no items which officers recommend should be dealt
with in this way.

\l

East Devon Local Development Scheme and Local Plan update (Pages 23 - 53)

8 Response to consultation on the Mid Devon Local Plan (Pages 54 - 61)
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https://www.youtube.com/@eastdevoncouncil1/streams
http://eastdevon.gov.uk/council-and-democracy/councillor-conduct/councillor-reminder-for-declaring-interests/
https://eastdevon.gov.uk/council-and-democracy/public-speaking/have-your-say-at-meetings/all-other-public-meetings/#article-content
https://eastdevon.gov.uk/council-and-democracy/matters-of-urgency/

Under the Openness of Local Government Bodies Regulations 2014, any members of the
public are now allowed to take photographs, film and audio record the proceedings and
report on all public meetings (including on social media). No prior notification is needed but
itwould be helpful if you could let the democratic services team know you plan to film or
record so that any necessary arrangements can be made to provide reasonable facilities for
you to report on meetings. This permission does not extend to private meetings or parts of
meetings which are not open to the public. You should take all recording and photography
equipmentwith you if a public meeting moves into a session which is notopen to the public.

If you are recording the meeting, you are asked to act in a reasonable manner and not
disruptthe conduct of meetings for example by using intrusive lighting, flash photography or
asking people to repeat statements for the benefit of the recording. You may not make an
oral commentary during the meeting. The Chair has the power to control public recording
and/or reporting so it does not disrupt the meeting.

Members of the public exercising their right to speak during Public Speaking will be
recorded.

Decision making and equalities

For a copy of this agenda in large print, please contact the Democratic
Services Team on 01395 517546
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Agenda Item 1
EAST DEVON DISTRICT COUNCIL

Minutes of the meeting of Strategic Planning Committee held at Council
Chamber, Blackdown House, Honiton on 3 March 2026

Attendance list at end of document
The meeting started at 10.01 am and ended at 2.10 pm. The meeting was adjourned at 12.45
pm and reconvened at 1.20 pm.

45  Minutes of the previous meeting

The minutes of the previous meeting held on 6 January 2026 were confirmed as a true
record.

46 Declarations of interest

Minute 50. Update on work on production of the East Devon Local Plan.
Councillors Brian Bailey, Paula Fernley, Geoff Jung advised lobbying in respect of
Exmo_20

Minute 51. East Devon Water Cycle Study
Councillors Geoff Jung advised lobbying in respect the River Otter and sewage.

Minute 52. Cranbrook Category 4 Infrastructure Contributions.
Councillor Jessica Bailey, Other Registerable Interest, Devon County Councillor and a
member of Devon & Somerset Fire and Rescue Authority.

Minute 53. Habitat Regulation Non-Infrastructure Contributions.
Councillor Geoff Jung, Affects and prejudicial Non-registerable Interest, Chair of South
and East Devon Habitat Regulations Executive Committee.

47  Public speaking

Nigel Humphrey addressed the Committee regarding the draft Local Plan. He reminded
Members that he had spoken at the meeting in January, asking them to consider the
public’s concerns about Exmo_20, which had received over 2,500 objections. He
expressed disappointment that these concerns appeared to be disregarded, noting that
any alteration to the Local Plan at this stage would be treated as a significant change
and therefore not permitted — yet he questioned, there is no clear definition of what
constitutes a significant change.

Mr Humphrey also highlighted the absence of a Habitat Regulations Assessment and an
air quality mitigation report raising doubts about whether such reports could adequately
address the issues associated with Exmo_20 and the Pebblebed Heaths. He further
questioned the realism of the spatial strategy, asking why Exmouth was expected to
accommodate the highest level of growth when the area has only two access routes,
both already operating beyond capacity.

Mr Humphrey urged the Committee to give serious reconsideration to Exmo_20 before
it's too late.
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Thomas Shillitoe addressed the Committee regarding the draft Local Plan stating thatin
his view it represented a missed opportunity to resolve significant shortcomings and was
therefore unadoptable, being both unsound and unlawful. He alleged thatthe LPA
falsely claimed that Exmo_20 passed HELAA and that the Site Selection Methodology
has been retrospectively fabricated as new evidence, so believes the plan to be
significantly reliant on this fraudulent evidence document and therefore formally alleged
maladministration.

He stated that over a year ago there had been no supporting Habitat Regulations
Assessment and no mitigation strategy in place and that despite this the Committee were
advised that officers were satisfied impacts can be mitigated, a conclusion which Mr
Shillitoe argued was unsupported by evidence. He added that as recently as November,
qualified professionals working on this matter were still indicating that there may be no
option capable of fully mitigating the impacts.

Mr Shillitoe also highlighted additional constraints affecting Exmo_20 that had emerged
since the site was selected, most recently the discovery of prehistoric archaeology. He
reminded the Committee that, in light of these developments, they had a duty to revisit
the site’s viability.

John Hamill addressed the Committee regarding the draft Local Plan. He noted that over
18 months, Members had been presented with detailed accounts of procedure breaches,
yet Exmo_20 remains within the Plan, despite many Members acknowledging — often
‘with a heavy heart’ — that it should not be included.

In his view the Council was relying on government housing numbers and requirements
as justification, and he suggested that removing the site at this stage was being
portrayed as jeopardising the entire Local Plan. He argued that Members had lost sight
of the needs and the wishes of the local community and of the significant harm Exmo_20
could cause to the natural and historic environment, the already fragile water and
sewage systems and the local road network.

Kerin Hamill addressed the Committee regarding the Local Plan and drew attention to
the definition of the word ‘consultation’ noting that the Oxford dictionary describes itas a
process undertaken before a decision is finalised, with the purpose of gathering opinions
and advice. She expressed concern that despite the large number of comments
submitted for Exmo_20, the Council had not taken them into account, which in her view
suggested a degree of arrogance, lack of care and a failure to respect the area’s natural
landscape.

Mrs Hamill compared Exmo_20 to a housing allocation in Dunkeswell that had not been
supported for development on the grounds that it lay within a National Landscape, was
poorly located and would erode, detract from and harm the setting of the Conservation
Area. She highlighted what she perceived as inconsistency between the decision and
the approach taken toward Exmo_20.

She also questioned the need for further housing in the area, noting that many new
properties remain empty and others have been unoccupied for years. Mrs Hamill urged
Members to show courage in protecting the district’'s heritage and countryside.

A statement was read out on behalf of Emily Glanfield who contended that the housing
figures within the Local Plan were incorrect, inconsistent and based on outdated data.
She noted that several supporting documents contained mathematical errors and did not
reflect the correct calculation, which sgggg(zlieved to be 924.7 homes per year.
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Ms Glanfield explained that pandemic-era housing trends had distorted East Devon’s
figures, resulting in a number 22% higher than the 2024 figure. She added that if the
2025 data was similar to 2024, the five-year average would fall, meaning current targets
were significantly overestimated. She also questioned the increasing headroom figures
that East Devon had stated was a requirement from central government. The headroom
was originally set at 10%, increased to 13% and expected to shortly rise to 16%. Ms
Glanfield argued that headroom should remain at 10% for the first five years.

The statement warned that the Local Plan would commit the district to building on far
more land than necessary, raising concerns about food security. She proposed instead
925 homes per year plus 10% for five years, reducing the total requirement from 23,408
to 20,805. Finally, Ms Glanfield encouraged councillors to use existing mechanisms to
lower housing targets so that future decision-makers were not constrained.

In response to the statement from Emily Glanfield the Assistant Director — Planning
Strategy and Development Services explained the recentchange to the standard method
for calculating housing need. He noted that this issue had been covered in a report
presented at the meeting on 2 September 2025. The report made clear that the
calculation changes every year because it is based on the affordability ratio. As a result,
the standard method figure had recently gone down, but no alterations were proposed
because the figure could rise or fall again in the future.

He also reminded Members about the 80% transition arrangements, stressing that
keeping a reasonable level of headroom in the housing numbers would be important if
the Council wished to defend its position.

The Chair responded to the allegations made against the Council, by explaining that,
should residents believe they have grounds to claim maladministration, they must follow
the formal complaints procedure. Through that process, he and the officers would
address matters based on evidence, rather than accusations made in the court of public
opinion. He also added that, they have the option of pursuing a judicial review if they feel
itis necessary.

Matters of urgency

There were no matters of urgency to discuss.

Confidential/lexempt item(s)

There were no confidential or exempt items to discuss.

Update on work on production of the East Devon Local Plan

The Committee received a report providing an update on the preparation of the East
Devon Local Plan, following the close of the second stage of Regulation 19 consultation
on 26 January 2026. Members were advised that approximately 3,200 separate
comments had been submitted which included points that had been previously raised
and including a significant number of objections to specific site allocations - particularly
Exmo_20, which received 1,500 responses. It was noted that a detailed feedback report
summarising the consultation responses would be presented at the next meeting.
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The Assistant Director — Planning Strategy and Development Services outlined further
technical work that still needed to be completed, including:

West End focussed transport assessment to consider growth impacts around
Marlcombe, the M5 and the A30,

An assessment of Air quality impacts at the Pebblebed Heaths, required to ensure
a satisfactory Habitat Regulations Assessment prior to the submission of the Local
Plan. This work is being undertaken by independent consultants Ricardo.

The current timetable for preparing the Local Plan is as follows:
» Submission: Spring 2026
» Strategic Planning Committee: May 2026
» Full Council: Early June 2026
» Examination, including Inspector’'s Hearings: June 2026

The questions raised included:

Confirmation was requested about whether there remains a requirement to
demonstrate a five-year housing land supply and how confident officers are that
this can be achieved. The Committee noted that the requirementremainsin place
and were advised that the latest monitoring report showed the Council currently
has a 3.5 year housing supply. Officers confirmed that this will continue to be
monitored and that the five-year figure is expected to be demonstrated at the point
of adoption.
Whether additional time will be provided to resolve any outstanding issues with
the Plan. It was confirmed that further time could be allowed during the
examination period if additional work on the Local Plan was required. It would
depend on how the Plan was viewed by the Inspectors and what
recommendations they made.
Furtherinformation was sought on how air quality impacts could be addressed on
the Pebblebed Heaths. While no definitive mitigation strategy is in place at
present, it was advised that the independent consultants Ricardo have identified
potential measures, including encouraging the uptake of electric vehicles and
exploring changes to farming practices, such as introducing covered digestate
storage facilities.
Clarification was sought about the length of time for the technical work to be
completed. The Assistant Director — Planning Strategy and Development
Services confirmed that all technical reports must be completed by 12 June 2026
to submit for examination.
The Chair asked for clarification on what steps could be taken if evidence
indicates that the Council does not have a satisfactory mitigation strategy. The
Assistant Director — Planning Strategy and Development Services explained that
achieving a satisfactory outcome to the Habitat Regulations Assessmentis a legal
requirement. If this cannot be achieved within the current timeframe, the Council
will need to revise the schedule to allow sufficient time to reach compliance. At
present, the Council is awaiting the findings from Ricardo, the independent
environment consultancy.
A question was raised about the use of Al and how will the accuracy of Al-
generated summaries of residents’ input be verified. It was confirmed that Al will
be used to assist in producing summaries, and the Committee was reassured that
a checking process will be carried out to ensure the summaries are accurate and
reflective of the responses received.
Clarification was sought on whether the Pebblebed Heath mitigation strategy
considers planting to encourage stronger vegetation growth along the roadsides to
help improve the air quality. It was suggested that such planting could help
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address pollution impacts at ground level and potentially improve soil nutrient
conditions. Other management measures could include the uptake of electric
vehicles

e Clarification was soughtregarding the potential status of the Local Plan following
Local Government reorganisation. If adopted, the Local Plan will remain in force
by the new unitary authority until itis superseded by the next Local Plan, which is
reviewed every 5 years.

e A question was asked about the extent to which the Water Cycle Study will
influence the overall Local Plan and in response it was confirmed that no changes
to the Plan are currently envisaged as a result of the study.

e A guestion was raised regarding site allocation Exmo_20 and its relationship to
the survey on housing needs in Exmouth. It was noted that Exmo_20 does not
reflect the survey findings in terms of type and quality of housing identified as
needed, which emphasised affordable housing. Concerns were expressed about
whether the minimum requirement for affordable housing would be delivered on
this site, and why the Council is continuing to pursue Exmo_20. The Chair
reminded the Committee that it had previously agreed the affordable housing
policy, which provides for 35% affordable housing, comprising 70% shared
ownership and 30% social rent.

RESOLVED:

That the contents of the report be noted and the proposed programme of works going
forward be endorsed.

East Devon Water Cycle Study

The East Devon Water Cycle Study report provided the Committee with a summary of
the findings of the study and the responses received from the consultation which
included the responses from statutory consultees including Natural England and the
Environment Agency and how the work should be taken forward. The Committee noted
that a final detailed feedback report will be provided at a later meeting.

The Assistant Director — Planning Strategy and Development Services advised that the
main findings identified significant issues with wastewater capacity. Several wastewater
treatment works, including those at Colyton, Honiton, Fluxton, Feniton, Otterton, Maer
Lane and Dunkeswell are projected to exceed or approach their permitted dry weather
flow limits post developments and will require upgrades or phased developments.

The Committee noted that particularly serious capacity issues were reported for the Maer
Lane and Countess wear treatment works. Significant upgrade works are required at
both sites, and a new wastewater treatment works will be needed to accommodate future
pressures at Countess wear.

Key recommendations:

Adopt the lower water efficiency standard of 110 litres/person/day for new
development.

Monitor and strictly regulate new abstractions and wastewater discharges.

Phase development to match infrastructure upgrades and capacity increases.
Where new developments are within the scope of the Environmental Impact
Assessment (EIAs) Regulations ensure that they include assessment of their
impacts on water services and protected habitats.

Integrate biodiversity-friendly design and restrict development in sensitive coastal
and riverine areas.

VVYVY 'V

Y
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» Continue stakeholder collaboration (EDDC, SWW, Environment Agency, Natural

England) to ensure sustainable growth and environmental protection.

The Assistant Director — Planning Strategy and Development Services referred to the
RAG rating table in the report which reflected the significance of the comments received
from South West Water, Environment Agency and Natural England. He drew the
Committee’s attention in particularto the Environment Agency’s comments, which raised
a number of detailed technical points and provided reassurance that although further
work is required, there is no need to make any material changes to the Local Plan.

Feedback has been requested from the consultants, Haskoning, and from South West
Water, with the intention of obtaining additional data and information to update and
amend the study in order to address the concerns raised.

Questions and points raised included:

Clarification was sought about why storm overflows and the EDM data did not
feature within the report. In response the Assistant Director — Planning Strategy
and Development Services stated that these did not feature because the study
was based on dry weather flows.

A question was asked about how the requirement for smart water butts, imposed
through Planning Committee, would be enforced. It was noted that monitoring
compliance on new developments would be challenging due to limited
enforcement capacity, which makes it difficult to carry out checks to ensure
installation.

A question was asked about whether Grampian conditions can be appealed. It
was advised that any condition can be appealed and overturned.

A point was raised about the need to clearly identify which wastewater treatment
works are operating ineffectively, as well as those requiring upgrades and the
nature of those upgrades.

A query was raised about conflicting comments from the statutory consultees and
how a robust and sound Water Cycle Study can be achieved in light of the
differences.

A point was raised about the insufficient infrastructure available to support water
supply for new developments, noting in particular that it is proposed for the new
town, Marlcombe, to receive its water supply from Wimbleball.

It was noted that the Environment Agency intends to reduce abstraction from the
Otter by 14 million litres a day and questioned whetherthe Water Cycle Study has
been informed of the timing of this change.

Concern was raised about the Countess wear Sewage Treatment Works, noting
that it also serves Exeter and Teignbridge, both of which are accommodating new
housing developments. It was highlighted thatthere is a need for discussions with
both authorities to ensure a coordinated approach.

Concern was raised about the implications of diverting wastewater away from the
west end of East Devon, noting that the Exe Estuary is a protected area where no
further deterioration of its environment is permitted and South West Water has
been very reluctant to provide detailed information.

A question was raised about how the Council can address its lack of confidence in
South West Water and whether the recommendation should be strengthened to
reflect this.

A question was raised about whether the Local Plan could include a policy
requiring South West Water to provide evidence on sewage capacity for every
new planning application. In response the Assistant Director — Planning Strategy

and Development Services confirmed that South West Water is challenged where
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its findings do not align with those of the Water Cycle Study and further evidence
has been requested in such cases.

e It was noted that the Water Cycle Study should feature prominently within the
introductory section of the Local Plan.

In response to comments about the lack of confidence in South West Water and the
need for a strengthened recommendation the Chair proposed an amendmentto the
second recommendation as follows:

That Members note that further work is required with the Environment Agency, Natural
England, South West Water and other stakeholders, to:

I.  Agree a common understanding on the current position of East Devon’s
water infrastructure, particularly in relation to current areas of infrastructure
capacity failures and the Environment Agency’s responsibility for
enforcement, to ensure appropriate environmental safeguards are putin
place, and

ii. Ensure the impacts of the Local Plan on water resources are addressed in
line with development coming forward.

RESOLVED:
1. Thatthe Water Cycle Study and comments received through the Regulation 19
Consultation be noted.
2. That Members note that further work is required with the Environment Agency,
Natural England, South West Water and other stakeholders, to:

I Agree a common understanding on the current position of East Devon’s
water infrastructure, particularly in relation to current areas of infrastructure
capacity failures and the Environment Agency’s responsibility for
enforcement, to ensure appropriate environmental safeguards are putin
place, and

il Ensure the impacts of the Local Plan on water resources are addressed in
line with development coming forward.

Cranbrook Category 4 Infrastructure Contributions

The Assistant Director — Planning Strategy and Development Services presented the
report, which sought the Committee’s approval for the proposed approach to bidding for,
and assessing bids relating to, Category 4 infrastructure necessary for the effective
functioning of the expansion areas at Cranbrook.

The assessment criteria will follow the principles of the CIL bidding process, while
remaining flexible to reflect the different stages of the projects, its eligibility, its need,
value for money and deliverability as outlined in paragraph 16.

It was noted that the process and criteria for Category 4 contributions had been
considered and endorsed by the Cranbrook Placemaking Group, and that the
recommendation to Cabinet s that the proposed mechanism for allocating Category 4
infrastructure contributions be adopted for use by the Council.

The Chair reminded Members that questions should focus solely on the process for
allocating Category 4 infrastructure funds and should not extend to wider issues relating
to infrastructure at Cranbrook.
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Questions included:

e A query was raised about how the list of projects was determined and the extent
of input provided by Cranbrook Town Council. In response it was advised that the
projects were set out in the Cranbrook Plan and the town council had a role in the
Placemaking Group.

e Furtherinformation was required on sustainable transport enhancement. It was
advised it could include bus improvements, walking and cycling routes and
improvements along London Road for the expansion areas.

e Clarification was sought on the spending process. The Assistant Director —
Planning Strategy and Development Services explained the need to balance
differing priorities and maintain flexibility between what can be delivered at a given
time and the overall priorities.

RESOLVED:

The Committee recommends to the Cabinet that the ‘Mechanism for the allocation of
category 4 infrastructure contributions’ included at appendix 1, together with the
assessment criteria questions at paragraph 16 for use by the council in relation to
category 4 infrastructure contributions received from developments in the Cranbrook
Plan Area are adopted.

RECOMMENDED TO CABINET:

The Committee recommends to the Cabinet that the ‘Mechanism for the allocation of
category 4 infrastructure contributions’ included at appendix 1, together with the
assessment criteria questions at paragraph 16 for use by the council in relation to
category 4 infrastructure contributions received from developments in the Cranbrook
Plan Area are adopted.

Habitat Regulation Non-Infrastructure Contributions

As Councillor Geoff Jung had declared an affects and prejudicial interest for this item, he
did not take part in discussions or the vote.

The Assistant Director — Planning Strategy and Development Services presented the
report on the Habitat Regulation Non-Infrastructure Contributions, outlining the financial
contributions required from residential developments located within 10km of the Exe
Estuary and East Devon Pebblebed Heaths. The report related to the Joint Mitigation
Strategy agreed between this Council, Exeter City Council and Teignbridge District
Council.

Members noted that in order to deliver the joint strategy it was essential to substantially
increase the proposed revised non-infrastructure habitat mitigation charges as set outin
table 3 paragraph 2.7 of total contribution required from future EDDC dwellings to
£790.41 for the Exe Estuary, £804.64 for the Pebblebed Heaths and £825.41 for both.

Questions raised included:

e A query was raised aboutthe need to review these figures on a regular basis to
keep up with inflation. It was confirmed these figures would be reviewed regularly,
noting that the last review occurred approximately 7 years ago.

¢ An explanation was requested on the rationale for the slight increase for both the
Exe Estuary and Pebblebed Heaths and how will it work in allocating funding. In
response the Assistant Director — Planning Strategy and Development Services
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advised that as the joint contribution was across both sites it would mean
effectively there would be only one payment and gave an example of one SANGS
officer doing the work across both sites.

e Clarification was sought on whether this contribution was in addition to site
specific contributions and will it apply to all homes across the district. The
Assistant Director — Planning Strategy and Development Services explained that
the charges only apply to dwellings within 10km of the protected habitats and are
in addition to a proportion of CIL which is used to fund the infrastructure elements
of the mitigation strategy while these charges relate to the non-infrastructure
elements of the strategy.

RESOLVED

That the revised non-infrastructure habitat mitigation contributions as shown in table 3
within the report be adopted and required for all planning applications for residential
development within the habitat mitigation zone received after 1 April 2026 be agreed.

Response to Proposed Reforms to the National Planning Policy
Framework and Other Changes to the Planning System December
2025

The Assistant Director — Planning Strategy and Development Services invited Members
to consider, for submission, the proposed summary responses to the questions raised in
the Government's consultation on changes to the National Planning Policy Framework
(NPPF) and wider reforms to the planning system.

The Assistant Director — Planning Strategy and Development Services highlighted
several key proposed changes, including:

» Structural changes to the overall document;

» Specific amendments to policies across chapters, with a clearer distinction
between plan-making policies and decision-making policies, intended to improve
clarity and reduce misinterpretation when determining planning applications;
The introduction of national decision-making policies;

Support for urban densification, including consideration of low-density plots,
upward extensions and in-fill developments.

The introduction of ‘medium sites’, defined as sites delivering 10 to 49 homes or
up to 2.5 hectares;

A stronger emphasis on a ‘predict and provide’ approach to transport planning;
Measures to secure a more diverse mix of homes, including a mandatory
minimum requirement of 10% social rent on major developments

A national minimum standard of 45% accessible and adaptable homes for new
housing;

Support for developmentaround railway stations with mandatory minimum density
requirements.

YV V VV VYV VYV

The Assistant Director — Planning Strategy and Development Services responded to
guestions and points raised by Members:
« Q43 (page 63) — A question was raised about the weight proposed to be given to
the reuse of buildings and materials, and whether demolition would be treated as
a last resort. Although the Council’s draftresponse does not specifically reference
this issue, it was acknowledged as an important factor in addressing climate
change and reducing carbon footprint. It was suggested that additional wording
could be included to encourage the Government to strengthen this aspect if

Members wished.
page 11



Strategic Planning Committee 3 March 2026

Chapter 6, Q48 (page 68) — A request was made to strengthen the response in
challenging the target-driven approach to housing need assessment, and to
suggest that need should instead be based on the Council’s own assessments.
The Assistant Director Planning Strategy and Development Services
acknowledged the value of local assessments but noted that, in practice, they
often involve significant expenditure on consultants to determine housing need.
Q53 (page 70) — A suggestion was made to challenge the five-year housing land
supply requirement, on the basis that it can lead to poor decisions and speculative
applications. It was proposed that an additional comment could be included to
state that this is not an appropriate mechanism, should Members wish to do so.
Land banking — A query was raised about whether any question within the
consultation related to land banking. It was confirmed that no such question
appeared to be included.

Green wedges — A query was raised about whether green wedges could be
referenced in the Green Belt question to help reinforce their role within planning
policy. It was noted that Green Belts are a national designation and carry the
highest level of planning protection. While green wedges share some similarities
in purpose, they carry significantly less weight when challenged.

Focus on urban areas — It was observed that many of the consultation questions
were framed with an urban focus, resulting in the need forthe Council’s responses
to be caveated.

Members thanked officers for producing a comprehensive report that clearly reflected the
views of East Devon District Council.

RESOLVED:
That the contents of the consultation be noted and the responses to each consultation
question included in this report be agreed for submission as the Council’s response.

Attendance List
Councillors present:
B Bailey

J Bailey

K Blakey

O Davey

P Faithfull

P Fernley

C Fitzgerald

M Howe (Vice-Chair)
G Jung

Y Levine

T Olive (Chair)

H Parr

Councillors also present (for some or all the meeting)
| Barlow
R Collins

Officers in attendance:

Ed Freeman, Assistant Director Planning Strategy and Development Services
Wendy Harris, Democratic Services Officer
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Damian Hunter, Planning Solicitor

Councillor apologies:
P Hayward

B Ingham

D Ledger

Chairman Date:
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EAST DEVON DISTRICT COUNCIL

Minutes of the meeting of Strategic Planning Committee held at Council
Chamber, Blackdown House, Honiton on 5 May 2026

Attendance list at end of document
The meeting started at 10.00 am and ended at 12.15 pm.

In the absence of the Chair, Councillor Todd Olive, the Vice Chair, Councillor Mike Howe
chaired the meeting and the Committee agreed to Councillor Jess Bailey being Vice Chair for
this meeting.
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57

Minutes of the previous meeting

The minutes of the previous meeting were deferred to allow consideration of the
corrected statement from public speaker Thomas Shillitoe.

Declarations of interest

60. East Devon Local Plan — Progress Update Report.

In accordance with the Code of Good Practice for Councillors and Officers dealing with
planning matters as set out in the Constitution, Councillors Brian Bailey, Charlotte
FitzGerald, Geoff Jung and Dan Ledger, advised lobbying in relation to Exmo_20.

60. East Devon Local Plan - Progress Update Report.
Councillor Jessica Bailey, Affects Non-registerable Interest, Devon County Councillor -
Otter Valley Division.

60. East Devon Local Plan - Progress Update Report.
Councillor Paul Hayward, Affects Non-registerable Interest, Devon County Councillor -
Axminster Division.

61. Heritage Strategy 2024-2042.
Councillor Jessica Bailey, Affects Non-registerable Interest, Devon County Councillor -
Otter Valley Division.

61. Heritage Strategy 2024-2042.
Councillor Paul Hayward, Affects Non-registerable Interest, Devon County Councillor -
Axminster Division.

62. Self-Build and Custom House-Building Update and Monitoring Report for 2024 -
2025.

Councillor Jessica Bailey, Affects Non-registerable Interest, Devon County Councillor -
Otter Valley Division.

62. Self-Build and Custom House-Building Update and Monitoring Report for 2024 -
2025.

Councillor Paul Hayward, Affects Non -registerable Interest, Devon County Councillor -
Axminster Division.

Public speaking

Nigel Humphrey addressed the Committee in relation to the draft Local Plan, reminding

Members that, despite over 60 meetings anld4pu blic discussions, the inconsistencies
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surrounding site allocation Exmo_20, remained unresolved. In particular, he highlighted
the ongoing issue of the proposed restriction on development within 400 metres of the
Pebblebed Heaths

He stated that residents are now being advised to raise their concerns at the Planning
Inspector’s hearing, and that this would be followed by further representations being
required at the planning application stage. Mr Humphrey also referred to a Freedom of
Information requestwhich revealed that Devon County Council had provided East Devon
District Council with forecasts of vehicle flows on roads around the Pebblebed Heaths.
These forecasts indicated a daily increase of over 2,500 vehicles on the B3179, and he
suggested the majority of the increase was attributed to Exmo_20, based on the
assumption that the primary access would be from this road. Mr Humprhey urged the
Committee to reconsider its decision to include Exmo_20 in the draft Local Plan.

Nicola Wright addressed the Committee regarding the proposed development at Hayle
Farm, which is accessed via the busy A35 trunk road and is located close to the listed
Copper Castle and toll gates. She raised concerns that the development would have a
harmful environmental impact, permanently damaging a valued landscape.

Ms Wright explained that the site lies on a steep slope, with a stream below flowing into
the River Otter, which she stated has dangerously high bacteria levels. She noted that
sections of the river have been classified by the Environment Agency as having poor
ecological status, with elevated phosphate levels. She also referred to an article in the
Herald Express reporting that councillors had unanimously blocked new housing
developments until sewage concerns were resolved and the capacity of existing
infrastructure had been assessed.

Ms Wrighturged the Council to give careful consideration to any developmenton this site
and the potential impact on Honiton, its residents, and its wildlife.

John Hamill addressed the Committee regarding the extended timeframe for completion
of the draft Local Plan, which he described as both an opportunity and a risk. He noted
that while it allowed additional time to finalise the essential supporting documents, he
warned that the delay could encourage opportunistic development, referring to reports of
residents near the Exmo_20 site being approached by a developer.

Mr Hamill urged the Committee to comply with the Gunning principles, which set the
legal standards for fair and lawful public consultation, particularly the requirement that
consultation responses be given conscientious consideration before decisions are made.
He highlighted that nearly 2,800 comments were submitted in relation to Exmo_ 20,
raising significant legal, environmental, and deliverability concerns, but stated these had
been reduced by Al into generic bullet points.

He further referred to the 8 key pieces of outstanding work, including fundamental
assessments, and emphasised that these must be completed and properly consulted on.
Mr Hamill concluded by urging the Committee to insist on a third consultation in order to
meet legal obligations and to act in the interests of residents, the environment, and future
generations.

Philip Parsons addressed the Committee regarding the draft Local Plan and highlighted a
legal change made in December 2023 to Section 85 of the Countryside and Rights of
Way Act 2000, which places a duty on public authorities to conserve and enhance the
natural beauty of National Landscapes which he argued must be demonstrably met and
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He raised serious concerns about proposed housing allocation at Sidm_34a/Sidm_34b
(now Sidm_34) which lies wholly within the National Landscape. He noted that the
Council had previously unanimously rejected Sidm_34b due to the harm it would cause
on the landscape, but subsequently expanded the site at the developer’s request, on the
basis that a larger, less dense scheme would reduce visual impact.

Mr Parsons argued that this approach contradicted the Council’s own policies and that
no exceptional circumstances had been demonstrated to justify major development
within a nationally protected landscape. He further stated that there is now an
opportunity to correct this error by removing Sidm_34 concluding that doing so would
support legal compliance with the Levelling Up and Regeneration Act 2023 and better
align with the East Devon National Landscape Management Plan.

Thomas Shillitoe referred to the meeting held on 3 March and thanked the Monitoring
Officer for acknowledging errors relating to the deletion of parts of the YouTube
recording. He expressed concern that responses from two Regulation 19 consultations
continued to be disregarded, contrary to the Planning Inspector’s guidance and stated
that the Council should be undertaking a rigorous assessment of the plan to ensure itis
both sound and legally compliant.

He drew attention to the absence of an agreed air quality mitigation strategy, arguing that
mitigation could not be lawfully completed until all required assessments had been
completed. He also urged the Council to reconsider the proposed housing numbers,
highlighting recent significant reductions in standard method calculations and the
increasing level of housing headroom, which he stated indicated that the Council were
allocating more land than necessary.

Finally, he questioned whether the Council was fulfilling its duties as the competent
authority under the Conservation of Habitats and Species Regulation 2017, highlighting
site Exmo_20 as an example which he said undermines the viability of the plan. He
concluded by calling on councillors to remove such sites in order to improve the
soundness and deliverability of the Local Plan.

Margaret Evans spoke in relation to Honi_18 which adjoins the National Landscape with
open views towards Dumpdon Hill. She stated that the late site allocation proposal was
introduced at the Strategic Planning Committee meeting on 29 October 2025 which in
her opinion limited the opportunity for proper scrutiny and resulted in its inclusion in the
draft Local Plan which she considered an inconsistent decision-making approach.

Mrs Evans also referred to the Water Cycle Study and how the sewage treatment
capacity was already under significant strain stating that the study advised against
additional housing until capacity and phosphate levels were resolved and sought
confirmation thatthe Council would adhere to these conclusions. She concluded thatthe
proposal was being progressed without sufficient consideration of environmental
Impacts, infrastructure capacity or landscape harm.

Liz Lees representing Sidford residents raised serious concerns about the Green Wedge
Policy and National Landscape Policy that were being overridden to allow development
on site allocation Sidm_06a. Approving this developmentwould set a dangerous
precedent for further proposals such as Sidm_06b and would cause irreversible harm to
the countryside. She referred to the erosion of the physical and visual separation
between Sidford and Sidbury, leading to urban sprawl and would also resultin harm to
local heritage and biodiversity as the sdg%gel%close to Sidbury Castle, a scheduled
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monument and Brook Farm, a Grade I listed longhouse. Forthese reasons, she urged
the Committee to reconsider these site allocations as they were unsound and legally
non-compliantand forthem to be removed from the draft Local Plan to protect the unique
character of this area for future generations.

In response the Assistant Director — Planning Strategy and Development Services
acknowledged the concerns raised in relation to a number of site allocations. He
confirmed that these issues had been considered throughout the Local Plan process via
meetings, consultations and published feedback reports. However, he advised that at
this stage of the process any objections must be addressed through the examination, as
the Plan cannot be materially amended without undertaking a further consultation
exercise. He also advised that officers were using the extended timeframe to complete
the remaining evidence gathering and assessment work as detailed in the report.

In response to the questions raised, the Assistant Director — Planning Strategy and
Development Services provided the following advice:

Habitat Regulations Assessment — Work is ongoing with the Council’s consultants to
resolve outstanding issues and ensure the Local Plan is legally compliant. Atthis stage,
there is no intention to undertake further public consultations as part of the Plan process.

National Landscapes — Speakers were invited to refer to the topic paper available on
the Council’s website entitled ‘Major Developments in National Landscapes’.

Honi_18 — In relation to concerns regarding sewage capacity, it was advised that the
Plan includes measures to prevent development coming forward in areas with limited
sewage infrastructure until sufficient capacity is available. Ongoing discussions are
taking place with South West Water to support the delivery of additional capacity where
required.

Matters of urgency
There were none.
Confidential/lexempt item(s)

There were none.

East Devon Local Plan - Progress Update Report

The Assistant Director — Planning Strategy and Development Services presented a
progress update on the East Devon Local Plan. Members were advised that, although
approval for submission to examination had originally been anticipated at this meeting,
this could not be achieved to a number of outstanding supporting documents. In light of
the transitional arrangements within the current plan-making system, it was therefore
proposed that submission of the Plan be deferred until later in the year. Members were
further informed that work is continuing with the Council’s consultants to resolve the
outstanding issues relating to evidence and assessment documentation.

The Committee noted that the report included feedback from the second stage of the
Regulation 19 consultation. Paragraph 3 provided summaries of the key findings, which
largely reflected comments received at earlier stages of the consultation.
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The Committee also noted a number of minor amendments required to the feedback
report, including the correction of typographical errors, an amendment to the Al
declaration on page 11 to reflect the correct consultation period of February to April
2026, and a correction to the appendix header, which incorrectly referred to Stage 1
Consultation rather than Stage 2. These updates will be made prior to publication on the
Council’s website.

In response to a comment made by a public speaker, the Assistant Director — Planning
Strategy and Development Services clarified, for the public record, that while Al had
been used to assist in summarising consultation responses, all responses had been read
and considered by officers in full.

On-going evidence and assessment work included:
Transport work around West End and Marlcombe
Marlcombe viability testing

Playing pitch and outdoor sports strategy

Air quality impact at the Pebblebed Heaths

River Axe nutrient mitigation strategy

Water Cycle Study

Habitat Regulations Assessment

VVVVVVYY

Questions and points raised included:

e |t was suggested that the Plan would be likely to exclude local people due to the
unaffordability of housing in East Devon.

e Non-Committee Member Councillor Roy Collins questioned the democratic
progress relating to site allocation Honi_18 expressing concern thatthe public and
town council had not been given an adequate opportunity to fully engage in
consultation and consideration of the allocation.

e A Member requested that consideration be given to returning to a monthly
meeting cycle suggesting that more frequent meetings with more manageable
agendas would improve oversight and help members better track progress.

e Could officers advise when the viability work will be available in relation to the
road network at Marlcombe? In response it was advised that further work is
ongoing in relation to Marlcombe and is currently in draft stage, with officers
reviewing the consultants work and when finalised will be published on the
Council's website. It was confirmed that the main parties involved are the Council,
Devon County Council and National Highways with each organisation supported
by its own consultant teams.

e A Member responded to earlier comments regarding incomers and housing,
noting that properties purchased by newcomers had been willingly sold by existing
residents and that land purchased for housing had likewise been sold by
landowners. While acknowledging strong local opposition to new housing across
many communities, the Member emphasised that the Committee had spent
several years working to produce a Local Plan that met national planning
requirements and expressed confidence that officers would not bring forward a
plan that was not legally compliant. It was requested that where public speakers
raise accusations that the Plan is flawed, Members be provided with a clear
written summary setting out the issue raised, the Council’s response and the
associated legal position. This, it was suggested, would provide Members with
greater assurance that all statutory requirements had been met as the Plan
progresses through each stage. In response the Assistant Director — Planning
Strategy and Development Services sought the Committee’s views on whether a
frequently asked questions (FAQ) report should be brought to the next meeting.
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It was noted that there has been a significant amount of misinformation in the
press and social media regarding housing numbers for East Devon and
clarification was requested for the Committee. It was explained that the housing
requirement calculated under the standard method changes annually. Members
were advised that overall housing number is influenced by changes to the
affordability ratio, level of headroom and the need to mitigate risks at examination.
It was noted that greater headroom is now being included than originally
anticipated to help address potential future increases in housing need. The
Assistant Director — Planning Strategy and Development Services offered to bring
forward a further report setting out the housing number calculation, rationale and
implications in greater clarity should Members wish.
Clarification was requested as to whether the Council is required to assistin
meeting housing shortfalls in other local authority areas.
Clarification was sought as to whether the Council is required to continue
progressing the Local Plan in light of the proposed unitary reorganisation. It was
advised that as the Council did not have a five-year housing land supply and an
up-to-date Local Plan there was an acute need to continue regardless of the
proposed unitary reorganisation.
Concerns were raised regarding changes to the classification of individual
settlements. It was suggested that many of these concerns may arise from
developers being dissatisfied with limitations on increasing housing numbers in
certain service villages. Clarification was sought on the reasons for changes to
the village classification at each stage of the Plan’s development.
Reference was made to the uncertainty over whether the Council should adhere
to national housing targets. Concern was expressed that many new homes would
remain unaffordable, with a high proportion expected to be priced above
£400,000, and that this did not align with evidence of local housing need.
Concern was expressed regarding comments from the Environment Agency,
which indicated that deficiencies in the Water Cycle Study could affect the
soundness of the Plan. Clarification was sought on whether officers were
confident that these issues could be resolved. In response the Assistant Director
— Planning Strategy and Development Services acknowledged the concerns and
advised that a meeting with the Environment Agency had been arranged to fully
understand and seek to resolve the issues raised.
Reference was made to the representations from NHS Devon Integrated Care
Board, which stated that primary care infrastructure requirements were not
adequately reflected in the Infrastructure Delivery Plan. Clarification was
requested as to whether this work could be progressed and completed with the
available timeframe. In response the Assistant Director — Planning Strategy and
Development Services advised that he was trying to set up a meeting with
healthcare providers to address these concerns.
Reference was made to the policy wording for accessible and adaptable housing
for older people and concern was expressed as to whether it was sufficiently
robust to withstand challenges from developers citing commercial viability as a
reason for not delivering such provision.
It was noted that the affordability ratio had been reduced from 9.88 in the previous
year to 9.52. Clarification was sought on this impact. The Assistant Director —
Planning Strategy and Development Services confirmed that it would have a
relatively small impact and highlighted such changes could be reversed in future
years, making it risky to rely on short-term reductions when determining site
allocations.
Reference was made to the significant increase in vehicle movements associated
with Exmo_ 20, particularly traffic passing through the Pebblebed Heaths.
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Concern was expressed as to whether the allocation remained acceptable if air
quality standards could not be met. In response the Assistant Director — Planning
Strategy and Development Services advised that a large number of allocations
within the Plan have implications for air quality and that officers are therefore
considering the cumulative impacts of the overall strategy. Work is ongoing to
explore potential mitigation measures, and it was confirmed that, following a
forthcoming meeting with the consultant team, a further update report would be
brought to Committee as the matter progresses.

Councillor Geoff Jung proposed the two recommendations, together with an
additional recommendation that officers bring forward a frequently asked questions
(FAQ) report to the next meeting. It was proposed that the FAQ cover wider issues
frequently raised, including legal compliance with the Habitat Regulations
Assessment, housing numbers, the Water Cycle Study and investments by South
West Water. The proposal was seconded by Councillor Paula Fernley.

RESOLVED:

1. Thatthe contents of the report to specifically include the intent to bring a further
report to this Committee, later in 2026, recommending the submission of the Plan
for Examination be noted.

2. Thatthe consultation feedback report on the second stage of Regulation 19
consultation be noted.

3. Thata frequently asked questions (FAQ) report be brought to the next meeting
covering wider issues frequently raised, including legal compliance with the
Habitat Regulations Assessment, housing numbers, the Water Cycle Study and
investments by South West Water.

Heritage Strategy 2024-2042

The Committee received a report on the consultation feedback on the Heritage Strategy
undertaken between 28 November 2025 and 26 January 2026, noting that the
amendments arising from the consultation were set outin Appendix A with a tracked-
changes version included at Appendix B.

The updates included minor factual and grammatical corrections, revised case studies
and data, and additional clarity on heritage-related organisations, legislation and
guidance. Itwas noted that the Strategy provides a comprehensive overview of East
Devon’s heritage, identifying key issues and opportunities, and supports the heritage
policies of the emerging Local Plan.

Comments included:

e Portfolio Holder Culture, Leisure, Sport and Tourism, Councillor Nick Hookway,
expressed strong support for the Heritage Strategy, with particular emphasis on
the sections relating to the World Heritage Site. He highlighted that the site is a
significant attraction that has historically been under-promoted and stressed the
importance of recognising the site’s vulnerability to climate change and coastal
erosion. He emphasised the important role the Strategy plays in protecting the
World Heritage Site, providing reassurance to the public, and local businesses
and urged the Committee to support the recommendations.

e Disappointment was expressed regarding the limited reference to agricultural
heritage within the Strategy.

e It was noted that the Norman Lockyear Observatory was not recognised as a
heritage asset.
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e Some Members commented positively on the report, noting it was both helpful and
informative.

e It was highlighted that there is often limited understanding among owners and
tradespeople about the legal responsibilities associated with listed buildings.
Concern was expressed that unauthorised works can cause irreversible harm and
asked what further steps the Council could take to better educate prospective
purchasers and owners of listed buildings about their duties and obligations. In
response the Chair commented that solicitors should be responsible for explaining
the obligations atthe point of purchase but acknowledged in practice this may not
be sufficiently communicated and suggested that engaging with conveyancing
solicitors could be an effective way to improve understanding and education
among prospective purchasers of listed buildings.

e A Member requested that Axminster be included in the list of towns in East Devon
that have a designated Conservation Area.

RESOLVED:
1. Thatthe updated second Heritage Strategy (2024 — 2042) be adopted in support
of the Council’s duty towards the historic environment.
2. The Committee noted that the Heritage Strategy supports the Local Plan as
evidence for policies.
3. Thatit be noted the Strategy should be taken into account as a guide for our
Cultural, Tourism and Planning functions, amongst others.

Self-Build and Custom House-Building Update and Monitoring
Report for 2024 - 2025

The Committee noted that the Custom and Self-Build (CSB) monitoring figures were last
considered by the Strategic Planning Committee in February 2025, at which time officers
outlined a revised methodology for counting CSB plots following legislative changes
introduced in early 2024. Under the new approach, only plots with clear evidence of
custom or self-build delivery are counted.

The latest monitoring shows thatthe Council continues to meet its statutory obligations to
provide sufficient CSB plots to match demand on the register. A total of 18 plots were
delivered in 2024-25, an increase from 15 plots in 2023—-24. However, this modest
increase remains consistent with a longer-term trend of lower CSB delivery. It was noted
that, in light of strong national policy support for custom and self-build housing, further
action may be required to increase the supply of CSB opportunities.

A question was raised as to whether the existence of the register was widely known to
the public. In response the Assistant Director — Planning Strategy and Development
Services advised that all local authorities in the country are required to maintain a self-
build register and that anyone researching self-build opportunities would therefore expect
such a register to be in place. A simple google search will find the register on the
Council’s website.

RESOLVED:

1. Thatthe draft monitoring report for use in planning decisions (both planning policy
and development management) be endorsed and its publication be agreed on the
Council’s website.

2. The Committee noted that the latest monitoring period (31/10/24 — 30/10/25) 8
individuals were added to the self-build register (6 to part 1 and 2 to part 2)
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generating a need to permission 6 plots suitable for self-build between 31/10/25 —
30/10/28.

3. The Committee noted that the demand for self-build plots indicated on the register
should be taken into accountin our planning, housing, regeneration and estate
functions.
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1. Background

1.1 Local plans need to be produced in accordance with and to a timescale set
outin a document called a Local Development Scheme (LDS). Looking back
to the previous published timescales there will be a small delay in the
submission of the East Devon local plan for Examination and this has required
a minor change to dates in the LDS, the existing one can be viewed at: east-
devon-lds-october-2025.pdf.

1.2 The new proposed LDS text forms Appendix 1 to this report. It has been
necessary to change the LDS as the Submission of the local plan in (late)
Spring 2026 has not been possible. The intent now is that submission will be
in October 2026. With a slightly later submission date other plan making
dates have been correspondingly pushed back. We would now expect
adoption to be in 2028, with adoption potentially being by a successor
authority (or authorities) to East Devon District Council.

1.3 The delay in Submission has been necessary to ensure that relevant evidence
and assessment work to accompany the plan has been fully completed and
supporting paperwork produced, specifically to help inform the inspector/s at
plan Examination. The following work matters, that are of particular
importance, are at or close to completion.

1.4 West End focussed transport assessment — given the scale of growth
proposed in the West End of the district there has been a long-standing
recognition for the need to address traffic congestion concerns. Despite the
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inclusion of a range of sustainable travel measures, and the vision for high
levels of internal trips at Marlcombe, traffic modelling shows adverse residual
impacts on the road network in the area. There are specific concerns at
junctions 29 and 30 of the M5 motorway, the A30 Airport junction, Clyst St
Mary roundabout and the A3052/A376 approach to Junction 30 of the M5.
Technical assessmentwork hasindicated that improvements are required in a
number of areas.

Assessment work is ongoing, however the expectation is that with a
new/improved roundabout on the northern side of Marlcombe to the A30 and
some comparatively modest changes/improvements at Junction 30 on the M5
to address congestion concerns it will allow for local plan development up to
2042 (including 3,300 homes at Marlcombe) to be acceptably accommodated.
Beyond 2042 (and beyond 3,300 homes at Marlcombe) will require further
assessment and extra works — with the likelihood of more significant changes
to the physical road infrastructure and/or enhancements to walking and
cycling routes and public transport enhancement. Potential transport
infrastructure improvements are part of ongoing regular discussions with
National Highways, Devon County Council, adjoining districts in the area,
Network Rail, and train operators.

Marlcombe viability testing — Consultants have concluded an initial
assessment of viability matters at Marlcombe. This work indicates that in the
absence of subsidy funding the new community will struggle to be a financially
viable development proposition, and certainly not if it is to accommodate the
social, physical and environmental infrastructure and facilities that are
identified as needed. Thisconclusionis, however,in no sense a surprise -the
need for funding support has been clearly articulated on an ongoing basis
over a number of years. The viability assessment, sitting alongside wider
work, will help strengthen the case for public subsidy and provide
guantification of levels of support needed to ensure Marlcombe can be
successfully implemented and have a long-term sustainable future.

We are engaging with the developers and landholders at Marlcombe over
viability issues in the hope of reaching agreement on costings and values in
this work and the broad conclusions reached. This work will then be captured
in a statement of common ground with the different parties to inform the
examination of the plan. Further details of this work will be reported to
committee when available.

Playing Pitch and Open Space Strategy — consultants — Strategic Leisure
Limited, working in partnership with the Council, sports governing bodies and
Sport England have produced an updated Playing Pitch and Open Space
Strategy for East Devon. Production of the strategy covering 2026-2040 has
included extensive community engagement, The strategy has local plan
relevance as well as wider council and partner organisation importance setting
out proposals to help protect, enhance and provide sporting facilities.

Amongst other matters the strategy will help local plan implementation and
help to prioritise actions and activities, including management of facilities and
prioritising and securing future funding, in respect of sports provision in East
Devon. Working with partners across the sector, proposals are subject to
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planning, feasibility and funding considerations. Subject to ratification by the
Leisure Delivery Forum on the 23 June 2026 the strategy will go to Cabinet for
adoption on 3 July 2026 (and thereafter potentially full Council on 15 July
2026).

Air quality impacts at the Pebblebed Heaths — earlier assessment work
had indicated that with extra development there will be more (petrol and
diesel) vehicles on roads crossing the Pebblebeds Heaths. The heaths fall in
the highest tier of designated wildlife sites in England. Extra vehicles (the
emissions from) in the absence of mitigation, could lead to unacceptable
biodiversity impacts.

Consultants, Ricardo, working for the Council undertook initial assessment
work in 2025 that indicated a potential for high levels of adverse impacts.
They have, however, now refined their assessment and modelling work, this
has included incorporation of new data on higher levels of projected use and
uptake of electric vehicles. The new assessment work shows much lower
levels or pollution and smaller areas potentially adversely impacted. Further
assessment of these areas is now needed to understand what h abitats exist in
these locations and how they would be affected. An appropriate mitigation
strategy can then be developed. On the basis of new assessment the
expectation is that a proportion of the planned growth in the plan can be
accommodated without having significant effects on the protected habitats
with mitigation needed to be introduced at some point during the plan period
to address impacts from the full level of growth being planned.

River Axe nutrient mitigation strategy — there has been considerable time
and effort already put into establishing means and mechanisms to deliver
nutrient neutrality in respect of the mitigating adverse impacts that new
development would otherwise have on the River Axe Special Area of
Conservation. This work has now been pulled fully together into a single
mitigation strategy, as needed to support local plan policy.

Water Cycle Study — Further discussions have taken place with the
consultant team producing the study and the Environment Agency as well as
with South West Water. Thisis with the aim of establishing a single version of
the truth in relation to wastewater capacity and potable water supply to serve
new developmentin the plan. This will then lead to an updated version of the
Water Cycle Study that can be submitted with the Local Plan.

One of the many challenges with this work is that the position is almost
constantly changing in terms of demands on the system and upgrades and
changes being made to the system by South West Water. As a result, the
study can only reflect the position at a single pointin time. The intention is to
try to get the report to a position where itis, if possible, agreed with the
Environment Agency as a robust evidence document to be submitted for
examination with the plan.

The study when considered alongside the provisions of Policy AR02: Water
Quality and efficiency provide a robust and sound response to the challenges
around water infrastructure given our limited powers in this regard. The
provisions will ensure that new homes do not come forward unless or until
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there is sufficient capacity to accommodate them. There will however be on-
going work needed with South West Water to share information and
synchronise the delivery of water infrastructure and homes

Habitat Regulations Assessment — local plans need to be subject to and
informed by Habitat Regulation Assessmentwork. Earlier assessment work
had identified specific need for further evaluation in respect of Pebblebed
Heaths air quality and the River Axe Nutrient mitigation strategy, though also
with some considerations relating to the water cycle study. Noting that these
assessments are at or near completion we are commissioning final work to
update earlier assessment work and to (we trust) confirm compliance of the
plan with Habitat Regulation considerations.

The above and further work is ongoing but we are now at a stage where we
can specifically plan to bring the local plan, supported by relevant documents
and assessments, to Strategic Planning Committee meeting scheduled for 22
September 2026 with a recommendation that full Council endorse the plan for
Submission for Examination. An extraordinary Council meeting is likely to
need to be organised and if this is held in mid-October 2026 then plan
Submission should be in late October 2026.

As a final matter, and in response to the resolution of Strategic Planning
Committee of 5 May 2026, item 60, “That a frequently asked questions (FAQ)
report be brought to the next meeting covering wider issues frequently raised,
including legal compliance with the Habitat Regulations Assessment, housing
numbers, the Water Cycle Study and investments by South West Water.”
Appendix 2 to this committee report sets out FAQSs.

The Appendix 2 documentincludes a number of FAQs about the local plan
that are already on the Council web site, plus it addresses matters listed
above. It also includes some other matters that have been frequently raised or
are seen as particularly relevant to inform local plan making.

Recommendations/Decision

2.1

2.2

2.3

That Strategic Planning Committee note the local plan timetable update,
specifically so in respect of the proposal to submit the plan for Examination in
late October 2026.

That Strategic Planning Committee recommend that Council adopt the
proposed new East Devon Local Development Scheme.

That Strategic Planning Committee note the frequently asked questions and
responses, that have been added to the Council web site.
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Reasons for Recommendations/Decision

3.1 The recommendations draw the attention of the Committee to the fact that a
new LDS has been drafted and that the intentis to submit the plan for
Examination in late October 2026.

Options

4.1 Inrespect to the recommendations, they are largely with regards to noting
matters and agreeing to the Frequently Asked Questions.

4.2 The new Local Development Scheme requires a decision whether to
recommend this to Council. There are some limited alternatives to the
proposed timeline for plan production. Itis notfeasible to submit the plan
earlier than envisaged in the LDS as the workstreams referred to in this report
will not be completed in time to achieve this. Itis possible to submit the plan
for examination later than envisaged butthe transitional arrangements that we
are working to require submission by the end of the year. Extending the
timetable beyond the end of the year would involve revisiting much of the plan
and incorporating the housing requirementunder the new standard method for
calculating housing needs which gives a markedly higher figure involving
allocating thousands of additional homes in a revised plan. This is not
considered to be an acceptable option.

Relevance to Council Plan/priorities

Set out how report links to the Council Plan/priorities:
A supported and engaged community that has the right homes in the right places,

with appropriate infrastructure

A sustainable environment that is moving towards carbon neutrality and which
promotes ecological recovery.

A vibrant and resilient economy that supports local business, provides local jobs
and leads to a reduction in poverty and inequality.

A well-managed, financially secure and continuously improving council that
delivers quality services

Indicate how the recommendations/decision contributes to the delivery of the
Council Plan and its priorities

Whilst noting that it is Council, rather than Strategic Planning Committee, that
formally approves the LDS itis highlighted that because the LDS sets the timetable
for the local plan and its production, by defaultthe LDS and this report have
relevance to all of the Council priorities. The Local Plan addresses matters that
relate to all of the listed priorities.

Financial Comments/Implications
6.1  There are no direct financial implications identified within the report. (AB-

22/06/2026)
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7. Legal Comments/Implications
7.1  There are no direct legal implications identified within the report. (DH-
25/06/2026)
8. Risk Implications

Please complete the risk table — further guidance available on the Intranet

8.1 See table below.
Activity/ List People Assessment of Risk Existing What further

significant at risk —— _ controls e.g. action
plant/ hazards *Impact | *Likeli Risk _
materials 1.4 hood Score | Safety Is requwe(_j_to
etc procedures control/mitigate

1-4 the risk?

LDS not | Local plan | Anyone | 3 1 3 Careful On-going
being production | with an consideration | checking and
updated | being interest to ensure we | review of
or delayed or |in are compliant | meeting legal
meeting | the plan planning with legal requirements
legal failing to matters requirements. | in all aspects
requirem | meetlegal | in East of local plan
ents tests and Devon making.

not being

able to be

adopted.
Local Plan All 4 4 12 Production is | Continue to
Plan submission | resident at an produce the
productio | being s and advanced plan in
n being delayed visitors stage such accordance
delayed beyondthe | to East thatthe plan | with the
beyond end of this | Devon can be timetable set
the year and submitted by | outin the
timescale | falling the end of the | proposed LDS.
ssetout | outside of year.
in the the
LDS transitional

arrangeme

ntsin the

NPPF

2024.
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*Impact — Major=4

*Likelihood — Very Likely =4

Serious = 3 Significant=2 Minor =1
Likely =3

Unlikely = 2 Remote =1

9. Equality Implications (Public Sector Equality Duty)

9.1

This relevance assessment aims to analyse gathered information for potential

relevance to equality. If a Full Equality Impact Assessmentis required
(Equality analysis impact assessment form), include it as an appendix. Atthe

minimum, the following table must be completed.

Scope (Provide an overview, including objectives and
desired outcomes)

Refreshing and producing a new LDS.

Evidence gathered and engagement (List
stakeholders consulted and relevant processes,
policies, and data sources)

No specific evidence has been gathered to
refresh the LDS.

Relevance assessment findings (If relevant to
equality, undertake a full EIA or If no relevance to
equality, explain why with supporting information)

A full EIA is required: Yes [J No

If yes, this assessment has demonstrated
relevance to equality with regard to:
Please check relevant boxes

0 Age 0 Pregnancy and maternity

O Disability O Sexual orientation

0 Race 0 Gender reassignment

O Sex O Marriage or Civil Partnership

1 Religion or Belief [0 Armed Forces
O Other, e.g. carers, care leavers, low income,
rurality/isolation, etc.

The LDS does not, in its own right, have
identified potential equalities impacts. The local
plan has been sibject to EIA — for the latest
iteration see: csd-008-rev-2nd-reg-19-egia.pdf

Relevance ranking

O High — Very relevant to protected
characteristics

0 Medium — Somewhat relevant to protected
characteristics

Low — Not relevant to protected

characteristics
Key findings and impacts None
Conclusion drawn (i.e No major changes needed, None
EIA found no negative impact or adjust policy/process
to remove identified barriers)
Actions (Proposed actions to mitigate negative None
impacts on identified groups)
Signed off by Ed Freeman

10. HR and Workforce Implications

10.1 No work force implications are identified.

11. Community Safety Implications (Crime and Disorder)
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12.

13.

14.

15.

16.

17.

18.

19.

20.

11.1 No Community Safety Implications are identified.

Climate Change Implications

12.1 The LDS, in its own right, is not identified as have climate change
implications. Though the local plan itself has potential impacts and offer
scope for mitigation. The local plan is supported by a sustainability appraisal
that addresses climate matters, for the most recent draft see:
eastdevon.gov.uk/media/muvfjubo/csd-003-rev-2nd-reg-19-Ip-sa-report-nov-

2025.pdf

Health & Safety and Health & Wellbeing Implications

13.1 No Health & Safety implications and no Health & Wellbeing Implications are at
this stage identified.

Procurement and Social Value implications

14.1 No procurement and Social Value implications implications are identified, at
this stage.

Land and Buildings (non-housing)/Asset Management Implications

15.1 Noissues orimplications are identified.

Overview and Scrutiny Committees Comments/Recommendations

16.1 No advice or comment has been sought from these committees.

Digital and Data

17.1 Nodigital and data implications have been identified.

Consultation and Engagement

18.1 In drawing up recommendations no consultation or engagement has taken
place on the LDS. The local plan has, however, been subject to extensive
consultation.

Communications

19.1 No PR of comms implications have been identified.

Next Steps

20.1 Assuming the Strategic Planning Committee raise no concerns (specifically
concerns that would delay plan making and assuming Council approval) the

intent is to take the new LDS through Council and if agreed publish it on the
Council web site.
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21. Appendices

21.1 Appendix 1 — New Local Development Scheme
21.2 Appendix 2 — Frequently Asked Questions

22. Background Papers

22.1 Background papers, of relevance, are shown with web links in the report.

Proposed Report Sign Off process

Please make sure you have obtained the relevant sign off and the date completed before submitting
your report to Democratic Services.

Officer Name Date Date Completed
requested

Legal & Governance | Monitoring Officer or Deputy 25/06/2026

Monitoring Officer
Finance Section 151 Officer or Deputy 22/06/2026

S151 Officer
Communications communications@eastdevon.go.uk If applicable
Digital and Data digital@eastdevon.gov.uk If applicable
Engagement engagement@eastdevon.gov.uk If applicable
HR HR Lead If applicable
Chief Executive Chief Executive If applicable
Director Relevant Director Required
Assistant Director(s) | Relevant Assistant Director(s) Required
Cabinet Lead Relevant Lead Member (S) Required
Member(s)
Executive Leadership | ELT Insert date Required
Team approved by

ELT

Strategic Leadership | SLT If applicable
Team
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Appendix 1 —the new LDS

This Appendix sets out the text of the proposed new LDS only. In final published form
graphics and paragraph numbers will be added and text formatted to make a visually
attractive document. In this respect it will look like the existing LDS. Only very minor text
changes have been made to text of the currently published version and to assist readers in
respect to noting changes made text proposed for deletion is shown with a strike-through
and new text to be added is shown as bold red and underlined.

East Devon Local Development Scheme — October
2025 July 2026

The work programme for planning policy production in East Devon

Contact details

Planning Policy Team

East Devon District Council
Blackdown House, Border Road
Heathpark Industrial Estate
Honiton

EX14 1EJ

Phone: 01395 516551
Email: planningpolicy@eastdevon.gov.uk

http://eastdevon.gov.uk/planning/planning-policy/

To request this information in an
alternative format or language
please phone 01395 516551 or

email csc@eastdevon.gov.uk
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Contents
Introduction
The stages in Development Plan Document preparation

The adopted East Devon Local Plan, the Villages Plan and the Cranbrook Plan

1
2
3
4 Future Development Plan Documents in East Devon
5 Other policy documents identified for production

6 Community Infrastructure Levy - Charging Schedule

7 Neighbourhood Plans

8 Waste and minerals planning and Devon County Council work

1 Introduction

1.1  This East Devon District Council Local Development Scheme (LDS) sets out a
programme and timetable for production of future planning policy documents by the
Council.

1.2 East Devon District Council has resolved that this new LDS should take effect from
15 Oectober 2025 date to be inserted once agreed. This LDS covers the time period from
Summer 2024-2026 through to 2027 2028, itis envisaged however that it will be revised
and superseded before this end date.

2 The stages in Development Plan Document preparation

2.1 Development Plan Documents (DPDs) sit at the top of the hierarchy of District
Council planning policy documents, on adoption they form part of what is defined as the
Development Plan. The term ‘local plan’ is often used interchangeably with DPD and the
Council has an adopted plan (which is a DPD) called the ‘East Devon Local Plan’.

2.2 DPDs are of fundamental importance in respect of informing prospective developers
of the types of development and locations for development that are likely to be appropriate
and they are the key policy documents used in determining planning applications. DPDs
also inform communities, infrastructure and service providers and other council and wider
service providers of development proposals. There are specific legally defined procedural
steps that need to be complied with by the Council in order to produce a DPD, some of
these are referred to in this LDS, however for a more complete picture see: The Town and
Country Planning (Local Planning) (England) Regulations 2012 (as amended), noting that
future changes may be made: http:/iwww.legislation.gov.uk/uksi/2012/767/contents

2.3 Inthis LDS we set out dates for undertaking key stages in production of any DPD.
The stages we report on are summarised below:
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. Issues Consultation — this is the starting point where comments on general issues
and plan scope are sought. Atthis stage of plan making potential options and alternatives
for development may be identified.

. Draft plan —this is where a draft version of the plan or some other consultation
document or documents are produced and feedback is sought.

. Publication — this is the plan that the Council intend to submit for examination. The
plan is made available and formal objections and other responses are sought from at this
stage. Anyone can comment.

. Submission — the publication plan, the evidence supporting the plan and the formal
responses to the plan are submitted to the government who appoint an independent
inspector to considerthe soundness of the plan. The examination of a plan, carried out by a
Planning Inspector, starts at plan submission.

. Examination — as part of the examination process there will typically be hearing
sessions at which the Inspector will lead discussion on the contents of the plan, this helps
the Inspector prepare their report.

. Adoption —the Council receive a report from the inspector and can then, assuming
earlier tasks do not need to be revisited, adopt the plan.

2.4 ltis stressed that the above stages are a much-simplified version of whathappens in
plan making, however they give an overview of plan preparation timelines. Government
plan making regulations and legislation (and other guidance) should be reviewed for a
complete picture of legislative processes that have to be followed.

3 The adopted East Devon Local Plan, the Villages Plan and the Cranbrook Plan
3.1 There are three existing current East Devon District Council adopted DPDs:

. The existing East Devon Local Plan, covering most policy matters across the district,
was adopted on the 28 January 2016.

. An East Devon Villages Plan, adopted on 26 July 2018, has a much more narrowly
defined remit of defining Built-up Area Boundaries around selected village settlements and
it defines retail policy for Beer and Colyton.

. The Cranbrook Plan covers development matters at the new town and was adopted
on 19 October 2022.

3.2 It should be noted that policies in local plans should be reviewed at least every five
years to assess whether they need updating, and the reasons for decision should be
published. A formal review of the adopted East Devon Local Plan was undertaken in
2020/21.

4 Future Development Plan Documents in East Devon

4.1 This LDS sets out that from now, through to 202% 2028, there will be one further
DPD that will be produced by the Council, summary details with dates set against key
stages, are set out below. It should be noted that the dates (year and months or
season/part of year) provided are based on what we currently know or best estimates,
changes over time are, however, possible.
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4.2  EastDevon Local Plan 2020 to 2042— the expectation is that this plan will address all
Development Plan matters, alongside and in many cases in conjunction with the Cranbrook
plan for matters Cranbrook, that fall to the responsibility of East Devon District Council. The
following is the timetable for production:

- Issues Consultation — completed in January 2021.

- Draft plan — the first consultation was completed in January 2023 and there was
further consultation in summer 2024.

- Publication — Regulation 19 consultation:

- Main —was concluded in March 2025.

- Further — projected to start in Autumn 2025.
- Submission — Sprrg-2026 Autumn 2026.

- Examination, including Inspector's Hearings — Examinations starts at Submission
in 2026 hearing sessions are expected in 2027.

- Adoption — 202% 2028.

4.3 The above timetable sets out two stages of Publication consultation. The first was
for the full local plan. We did, however, reserve the position to undertake some plan
refinement. This was specifically so for the second new community and this relates to
evidence relevant to plan policy. The second round of consultation will provide scope to
make potential further changes to wider elements of the plan and consult on these.

4.4 It should be noted that the intentis that the new local plan will supersede and replace
in its entirety the existing local plan and also the villages Plan. The Cranbrook Plan will
remain part of the Development Plan though some policies within it will be superseded by
new local plan policies.

5 Other policy documents identified for production

5.1 In addition to DPDs the Council also produce a number of additional policy
documents. Of greatest importance in respect of determining planning applications are
Supplementary Planning Documents (SPDs). SPDs (or documents of a similar nature that
may come in under future reforms to planning legislation) are intended to provide more
detail on the use and implementation on policies in DPDs. Procedures for producing SPDs
are setoutin legislation and regulations and the Council has a protocol for SPD production,
see: https://eastdevon.gov.uk/media/2443645/spd-protocol-adopted-by-spc-20-march-
18.pdf

5.2 SPDs need to go through two stages of consultation but they are not subject to
examination and therefore their preparation is shorter and simpler than DPDs; but they do
not carry the same weightin decision making.

5.3 The Planning Policy team of the Council may also produce further guidance and
advice to support and promote development and promote wider social and environmental
objectives. Such guidance will not have the formal status of an SPD but we will often look
to follow similar processes in production. Other services of the Council may also provide
guidance documents.
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6 Community Infrastructure Levy - Charging Schedule

6.1 In East Devon a financial charge, called a Community Infrastructure Levy (CIL), is
placed on certain types of new development (most notably new housing) and monies raised
are used to help pay for infrastructure thatis needed to support development.

6.2 In order to be able to charge CIL the Council had to produce a charging schedule
that is supported by financial viability assessment evidence, undertake consultation and
take the work to Examination by an independent examiner. In this respect production of the
CIL charging schedule follows a similar path to that for DPDs (but under separate
legislation). The current charging schedule was approved in 2020 and applied from 1
February 2021. A timetable for production of a new CIL charging regime is to be
established. Work is projected to start in 2025 2026 or 2027.

7 Neighbourhood Plans

7.1  Neighbourhood Plan are produced by local communities and in East Devon they are
typically produced at the parish level, by parish / town councils. Neighbourhood Plans set
out policies and proposals for development and in this respect, they are similar to DPDs
and they follow reasonably similar stages in production (but under separate legislation).
Once adopted (the technical term is that they are ‘made’), they also form part of the
Development Plan for the District and are used alongside DPDs, SPDs and other policy
documents in the determination of planning applications.

7.2  Formore information on Neighbourhood Plans see:
https://eastdevon.gov.uk/planning/planning-policy/neighbourhood-and-community-plans/

8 Waste and minerals planning and Devon County Council work

8.1 The responsibility for waste planning and minerals planning in East Devon rests with
Devon County Council; they have legal responsibility for producing plans and determining
planning applications for these two matters. The County Council adopted a new Devon
waste plan in 2014 and adopted a new minerals plan in 2017. For more information see:

https://www.devon.gov.uk/planning/planning-policies/minerals-and-waste-policy

8.2 The adopted waste plan and adopted minerals plan are also part of the Development
Plan for East Devon.
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Appendix 2 — Frequently Asked Questions

This appendix sets out a series of Frequently Asked Questions (FAQs) about and related to
the local plan. It should be noted that on the Council web pagesthere is already an existing
FAQs: New Local Plan page: FAQs: New Local Plan - East Devon

The contents of this webpage are reproduced immediately below. Then below that are a
series of additional FAQs that we would plan to add to these and also place on the same
web page, though we will look to potential re-order/group these and do some minor editing
(if relevant) to present the full package in a coherent and accessible manner.

We would also highlight that on the Council web site there are also some FAQs specifically
about Marlcombe. These are notreproduced below and are not intended to be included on
the local plan FAQs web page — but the Marclombe specific FAQs can be viewed here: nwc-
003-marlcombe-fags.pdf

FAQs already on the Council web pages

What is a local plan?

Local Plans are used as guidelines when making decisions on planning applications. as a
framework that outlines how and where development will take place in an area. It uses
policies and maps to identify development opportunities and restrictions, while protecting
areas designated for uses like open spaces and recreation. Local Plans aren’t just about
where new homes should go, butalso the communities we live in, how we can look after the
environment around us, how we get around, and making sure we have the access to the
facilities and services we need.

Local Plans are shaped with the help of numerous public consultations, which give local
people, businesses and organisations the chance to share their views. EDDC has already
held a number of public consultations on the New Local Plan, including one between May —
June 2024. EDDS’s Planning Policy team take every commentinto account when drafted
the plan, where itis legally and statutorily possible to do so.

Why must a council have one?

The Government requires EDDC to have an up-to-date Local Plan, to ensure there are
enough homes and jobs to meet people’s needs, as the population continues to grow and
change.

We need extra new homes in East Devon and the number of households in the districtis
increasing because:

- We have existing residents that are living in overcrowded and poor quality and often
expensive housing;

- We have young families, in particular, that need a place of their own to move into;

- We have people, such as the elderly, that have specialist housing needs. And
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- People from other parts of the UK, but especially from surrounding local authority areas,
choose to move into East Devon.

We are a high growth area, it reflects our success, and In Cranbrook and the West End
where we see many younger people moving into much needed new homes.

National planning policy and guidance sets out an approach which provides the starting
point for assessing how many homes and jobs EDDC must plan for. This takes account of
changes in population, like population growth and the need for more better paid, higher
quality job, as well as the affordability of housing in the area.

Why do we need a new Local Plan when the current one runs until 20317

Local plans should plan for a period of at least 15 years from the point of adoption, but they
should be reviewed at least every five years and kept up to date. The current Local Plan
was adopted in 2016 and was reviewed in late 2020 when it was concluded that a full plan
update was needed. This was because some of the sites planned for in the adopted Local
Plan have not been delivered while Government policy has changed and is not reflected in
the adopted plan. Under the legislation we have therefore had to produce a new plan that
extends the strategy forward to 2042.

Why is there such urgency in progressing the Local Plan now?

The Government have recently published their new policies on planning which includes
increasing housing numbers across much of the country to deliver 1.5million new homes, in
this parliament. In East Devon this means an increase of more than 200 homes per year,
that had not been planned for and would be very difficult to accommodate, given the
environmental and infrastructure constraints of the district. There is an opportunity to
progress the plan under the previous lower housing numbers, but it requires EDDC to
publish a final draft of the plan by the March 12, 2025. It is vital that we meet the timescales
to avoid having to meet the increase in the number of houses that we are required to
provide. It is also essential to get a new plan in place now as it will set the development
framework going forward that Government devolution, for example through opportunities to
secure funding and investment, will provide.

What are the dangers of the council not having an up-to-date Local Plan?

In the absence of an up-to-date local plan, EDDC does not have an adequate supply of
housing land to satisfy the legal requirements outlined by Government and so decisions on
planning applications are having to be made with substantial weight being given to
addressing this issue at the expense of other matters.

At planning appeals, and in the absence of adequate land for new homes and development,
inspectors will increasingly not consider the local plan and the balanced approach to
homes, the environment and communities that it contains. Rather they will place far greater
weight on the national agenda/the Government agenda for growth, building and
development.

Planning permissions must be granted for housing developments unless there are very
strong reasons for not doing so. As a result, EDDC cannot guarantee the best planning
outcomes for its communities. It is therefore important that we progress the Local Plan,
bolster the district's housing land supply and regain control, enabling EDDC to deliver the
best possible developments for its communities.

In the longer term if EDDC do not progress the local plan then the Government may
intervene and essentially write it for the district itself.
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How have you engaged the residents of East Devon in this plan?

EDDC has held three main consultations on the new local plan as the work has progressed,
receiving thousands of public comments. EDDC has listened to what you have said and the
issues you have raised have been debated by your elected councillors through a series of
meetings of the Strategic Planning Committee (details on eastdevon.gov.uk| Browse
meetings - Strategic Planning Committee - East Devon]. Parish and town councils were
involved in these discussions and members of the public were also able to address the
committee. Where it was legally possibly to do so, and where appropriate, EDDC has
adjusted its policies to address the concerns raised. EDDC is now at the ‘Regulation 19" —
or publication stage. The Regulation 19 stage is not a repeat of earlier consultations that
have helped to shape the Local Plan but a final opportunity for you to say what you think,
allowing the Government-appointed inspector to consider any additional comments before
deciding on whether to approve the plan.

The previous/current part(s) of the consultation process involved/involves:

e Issues and Options consultation — January to March 2021 — the stage at which we
raised broad issues about the local plan and priorities

o First consultation on draft plan (Reg. 18) — November 2022 to January 2023 —the
suggested basic overarching plan content, for people to comment on

o Second Reg. 18 consultation — May to June 2024 — specific consultation on some
detailed policy matters

o Public consultation on final draft (Reg. 19) — January to March 2025 —the point at
which the council believes it has a sound plan and seeks comment for the
consideration of the planning inspector

o Second Reg 19. consultation / New Town consultation — November 2025 to January
2026 —to consider the changes made to the plan following the first Reg. 19
consultation and matters relating to the new community (Marlcombe) proposals

Next stages:
o Collate feedback and submit to Planning Inspector
e Inspector's Public Hearings
o Adoption

How can you say that you have listened to the community when the plan includes
site allocations that the local community strongly oppose?

Decisions on site allocations have to be made on the planning merits of the development
and so the level of objection to a site will not in itself affect whether itis allocated. It is
whether the site would cause harm in planning terms that is key.

In many cases communities have raised concerns about the impacts of development on the
capacity of schools, doctors and other infrastructure, however these are common issues
experienced by most communities not just in East Devon but across the country. The
answer to this is for EDDC to work with infrastructure providers to deliver the infrastructure
that is needed and where possible secure funding to support this. These issues do not
necessarily mean that a site should not be allocated for development, rather it places an
onus from all relevant bodies to find ways that they can deliver the services that they are
obliged to and wish to provide. Many new homes will be occupied by people that are local
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to an area and as such they will already use services so not place pressure on need for
additional provision.

EDDC has also had to make some very difficult decisions to allocate sites that are far from
ideal but are legally required to do to meet Government housing targets. Although EDDC
has challenged the Government’'s unrealistic housing targets at every opportunity but there
Is no real scope to change them. Not having an up-to-date Local Plan will deliver far worse
outcomes than the plan EDDC is promoting.

How does the plan seek to protect the local environment and ensure that East Devon
remains a great place to live?

The Local Plan is not just about planning for new homes and jobs. There are a range of
policies in the plan that seek to address climate change and the impacts of climate change
by improving the standards of new homes and other buildings in the district and ensuring
that we retain our flood plains and manage developmentin areas subject to coastal change.
For example, there is a programme in place that will continue to protect and enhance the
biodiversity of the Exe estuary, and the Pebblebed Heaths form negative impacts from
developments, that would otherwise have. It also seeks to protect the identity of adjoining
communities by retaining green wedges to prevent settlement coalescence. The plan also
plays an important role in protecting the countryside including our two national landscapes
and protecting natural habitats and biodiversity including the Exe Estuary, East Devon
Pebblebed Heaths, Beer Quarry Caves and the River Axe which are specially designated
habitats.

How do we plan for infrastructure if more houses are planned for?

We know the importance of delivering infrastructure alongside new developments.
Alongside the preparation of the Local Plan, the council gathered evidence from a range of
organisations and infrastructure providers to understand what is needed to support
additional growth while maintaining and enhancing the natural environment, supporting
vibrant communities to thrive. This evidence is set outin the Infrastructure Delivery Plan
(IDP) in support of the Local Plan. Although we are not responsible for delivering much of
the needed infrastructure (for developments like GP surgeries, schools etc), we do work
closely with providers to try and help ensure needs are meet, when itis required, like by
helping to fund the infrastructure with money contributed by developers.

If approved, the plan will form part of the statutory development plan for the area that
should be followed when making decisions on future planning applications in East Devon.

FAQs that have been added to the Council web pages

Consultees and engagement
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What agencies are statutory consultees and how have they been engaged with work on the local
plan?

Statutory consultees are bodies that we are required to consult with under plan making regulations
— see: https://www.legislation.gov.uk/uksi/2012/767/data.pdf (see specifically “relevant authority”

reference). These are a range of public bodies with specific interests, roles or responsibilities that
have direct relevance to the local plan and policy content.

We have directly contacted statutory consultees at each stage of public plan consultation. We have
also made direct contact with such bodies in respect of specific process and technical matters that
have arisen or when we have been undertaking (including through employed consultants) specialist
studies. These bodies have also been engaged in Duty to Cooperate work. Bodies with whom we
have had greatest contact include — Devon County Council, Exeter City Council, The Environment
Agency, Natural England, Historic England and National Highways.

Impacts of Local Government reorganisation

Why continue to produce an East Devon Local Plan when Local Government Reorganisation is
coming?

The Local Plan, after adoption, will remain in place and operational, for the area it covers (currently
the administrative area of the existing East Devon District Council) even after Local Government
Reorganisation takes place. It is quite common for new unitary local authorities to inherit already
adopted, and in some cases adopt, local plans that were produced by a predecessor authority.
Whilst a new unitary authority will be required to produce a future local plan or plans this could
take some time to occur and in the absence of an adopted local plan for the current East Devon area
there would be an absence of a formal development plan. The consequence of that would be that
there would be no up to date strategy for where development should take place and no up to date
policies to assess planning applications against. It would also mean that we would be unable to
demonstrate an adequate supply of land to meet housing needs which is a government
requirement. The absence of this means that we have to give substantial weight to this when
considering applications for housing and often means that the balance is in their favour even if they

do not comply with our plans for growth. It is therefore very much in the interests of East Devon, its
residents and the environment that we have an up-to-date Local Plan.

Responding to consultation feedback

How have concerns raised during consultations been considered and where is the evidence to
show that comments have been fully considered and the plan amended?

The Council has undertaken consultation in accordance with the Statement of Community

Involvement. Concerns raised during consultations on the East Devon Local Plan have been
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considered iteratively and transparently throughout the plan making process, with clear
documentary evidence showing how representations influenced plan content, supporting evidence,
and Sustainability Appraisal findings. A full Consultation Statement covering the whole plan making
process will be submitted with the Local Plan, and will be available on the Council website once it
has been approved by Members.

Comments received at each stage of consultation have been summarised and reported for

consideration by Members at the Strategic Planning Committee, with the comments in full being
available to view on the Council website. This has taken place in the following stages:

1. Issues and Options consultation (January—March 2021)

The Issues and Options consultation informed the earliest stage of Local Plan preparation, exploring
alternative strategic approaches. It was supported by a Call for Sites and consultation on the
Sustainability Appraisal scoping report, ensuring that environmental, social and economic issues
were identified early. Concerns raised at this stage shaped the spatial strategy, evidence base and
the scope of subsequent assessments. Representations are published here

2. Draft Local Plan consultation — Regulation 18 (November 2022—January 2023)

The Council consulted on a full draft Local Plan, Policies Map, Sustainability Appraisal and
supporting evidence. All comments were reviewed and published. Following the consultation, the
Plan was amended to reflect representations received and in light of updated and newly
commissioned evidence. Comments and feedback reports are available here

3. Further Draft Local Plan consultation — Regulation 18 (May—June 2024)

In response to feedback on the earlier Draft Local Plan, a further Regulation 18 consultation was
undertaken on eight specific topic areas, including housing allocations, neighbourhood housing
requirements, green wedges and the Sustainability Appraisal. This targeted consultation
demonstrates how earlier concerns were revisited and informed revised proposals. Consultation
material and responses are available here

4. Ongoing plan amendments and committee consideration (2023-2025)

Between consultation stages, the Council made further changes to the Plan to address consultation
comments, Sustainability Appraisal recommendations, new evidence and changes in national
planning policy. Numerous Strategic Planning Committee meetings considered emerging plan
content, with opportunities for verbal and written representations. Updated plan versions, evidence
base documents and consultation reports were produced during this period.
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5. Regulation 19 pre-submission consultations (2025-2026)

Two Regulation 19 consultations invited representations on the Plan’s legal compliance and
soundness. All representations were published and summarised in officer consultation reports.
Changes between Regulation 19 versions are clearly identified, including through tracked-changes
versions of the Plan.

First Regulation 19 consultation responses and feedback report

Second Regulation 19 consultation The feedback report is not yet available on the planning policy

webpages but was appended to an SPC report here 1a. Appendix 1 Reg 19 Stage 2 feedback
report.pdf

6. Evidence showing how comments informed plan amendments

The Consultation Statement is supported by schedules and chapter-based audit trail documents
which explain how Regulation 18 comments informed the Regulation 19 Plan. These documents
identify where policies were amended, deleted or added and explain the reasons for those changes,
providing a clear audit trail of how consultation influenced the Plan’s evolution.

Audit trail documents are available at:
Evidence and Examination Library - Other Evidence (OTE) - East Devon

The Habitat Regulations

How is the council complying with its obligations under the Habitat Regulations?

The Habitat Regulations are a legally prescribed set of regulations that require a local plan to be
subject to assessment of potential impact in cases where proposals within the plan (or emerging
plan) could result in adverse impacts that could undermine the integrity of any site that falls in the
highest tier of designated wildlife sites — these specifically include Special Areas of Conservation and
Special Protection Areas (as an example the Pebblebed Heaths come under both designations).
Where adverse impacts may arise there is a requirement for mitigation to be delivered that will
result in net negative impacts not occurring, or exceptionally it can be possible to provide
replacement habitats as compensation. The Council has already employed specialist consultants to
review the plan in respect of the Habitat Regulation — see specifically csd-006-rev-b-se-devon-local-

plan-hra-reg-19-v2.pdf, noting that earlier assessment work has helped refine plan content. At the
time of drafting this response there is, however, also ongoing work in respect of setting out

proposals for mitigation in respect of the potential for adverse impacts on:

e The River Axe - Special Area of Conservation — in respect of net additional nutrients entering
the river on account of increased overnight residential accommodation being built
(essentially this means new housing).

e The Pebblebed Heaths - Special Area of Conservation and Special Protection Area —in
respect of net additional pollutants (specifically because of increased impacts of net nutrient
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loading) on account of increased vehicles that will travel across the heaths because of new
planned development.

National Landscapes and the local plan

How does the plan comply with the requirement to further the purposes of the National
Landscapes?

Since December 2024 local planning authorities have had a legal duty to ‘seek to further’ the
statutory purposes of National Landscapes (this replaced the duty to ‘have regard to’). The
‘purposes’ referred to are ‘conserving and enhancing natural beauty’. National guidance on this duty
makes it clear that, when developing local plans, the planning authority should consider whether
the purposes of the Protected Landscape can be furthered through measures embedded in the

design of plans and proposals, where reasonably practical and operationally feasible. A paper has
been prepared to show how the local plan has sought to meet the duty.

Relationship with Neighbourhood Plans

How have neighbourhood plans been taken into account in preparing the Local Plan?

The preparation of the new Local Plan takes account of latest national planning policy and related

legislation and the latest evidence, much of which is more recent than the majority of our
Neighbourhood Plans — and our current Local Plan under which they were prepared and examined.

Many of our neighbourhood plans did not make provision for development, which is
understandable and reflects typical local community views in many settlements in the district.
However, a certain level of development needs to be accommodated in all of our more sustainable
locations to meet Government requirements

The new Local Plan will not automatically or necessarily supersede existing neighbourhood plans
and their policies, but when adopted it will carry greater weight where it is the more recent
development plan document to be adopted, when then is conflict between the two, as this is how
the planning system works. In many cases, such as in relation to biodiversity requirements, the new
Local Plan furthers neighbourhood plan objectives and goes further than existing neighbourhood
plans policies where they are dated.

In drafting new Local Plan policies, endeavours have been made to take account of existing and
emerging Neighbourhood Plan policy and to avoid unnecessary conflict or replacement, for
example, by including green wedges identified in neighbourhood plans within the Local plan policy,
and leaving site allocations to neighbourhood plans where plans were already well advanced or
‘made’ (adopted).

It is good practice to review neighbourhood plans when new strategic policy is in place, and we are
continuing to support communities who wish to consider a review and update of their plans.
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New or updated neighbourhood plans will need to generally conform to national policy and the
strategic policies of the new Local Plan when adopted, but there are plenty of opportunities referred
to in it where neighbourhood plans can add value and local specificity in policy terms, such as, but
not limited to, heritage and conservation, design, provision for new development to meet local
needs, identification of valued local views and local green spaces for protection.

Housing Numbers
Why do we need to build so many new homes in East Devon?

The population of England has increased over the years and in East Devon has increased at a
proportionately higher rate. For East Devon the increase is accounted for by people living in other
parts of the UK choosing to move into the district. As a district council we have no powers to
control people moving into East Devon.

Alongside people moving to East Devon there has been a general trend of decreasing average
household sizes, with more people living alone and more households forming, for example people
leaving parental homes. Essentially, we need more homes just to accommodate the same number
of people.

Population increases create the need for additional houses to provide homes for people to live in. If
new homes are not built there would be more homelessness or inadequate/insufficient housing for
our population or more people needing to leave to find homes. The current Government (in
common with previous Governments) set out a clear position that we must build more homes and

that increasing the supply of homes will improve the affordability of housing. The Council is required
to respond and produce a Local Plan that complies with government policy.

Are we planning for the right types of homes to be built?

The Local Plan provides for a wide range of new homes to be built reflecting the fact that there are a
range of differing people with different needs, expectations and aspirations to occupy those homes.
Most new homes built in England, and this applies in East Devon, are built by private businesses and
are sold on the open market. Prices are determined by market forces, though noting that on most
medium and larger sites (and many smaller ones) developers will actively choose to build a range of
properties of differing sizes.

Policies of the council promote developments with a mixture of property sizes. But policies also go
much further in respect of requiring different property types, to include:

o Affordable housing - in our new local plan, and as part of any open market housing scheme
that exceeds 6 or 10 new dwellings (location dependent), we require inclusion of a
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proportion of affordable housing. Percentage levels vary by location from 25% up to an
aspiration for 40% of the new town of Marclombe. The thresholds are at the lowest level
and percentages are at the highest level that we believe can reasonably be achieved given
Government policy and financial viability considerations. More and better affordable housing
is desperately needed by people who cannot afford open market prices and most affordable
housing is, and can only realistically be secured, through it being a proportion of an open
market scheme. In simple terms we need new open market housing to be built to also be
able to have most of the new affordable housing that is needed built.

o Housing for older people — the population of East Devon is comparatively old and ageing.
Whilst we as a Council are promoting jobs, housing and wider opportunities for younger
people in East Devon there is a reality that we are all getting older and in East Devon the
trend in increasing numbers of older people is stark. Accordingly, we have policies in our
new plan that seek provision of dedicated housing for older people.

o Accessible and adaptable housing — some people, can have mobility restrictions and
therefore it is right that through our Local Plan we actively promote and require
developments that meet and exceed accessibility standards. Also, we require homes to be
adaptable so that should occupants have mobility restrictions in future years the homes they
live in will be readily adaptable to be accessible in the future.

o Self-build housing — we are aware that some people are keen to be self-builders and
therefore we have policies to support such developments. Self-build homes can often be of
high quality and cost less for occupants than other housing choices.

How are numbers of homes to be built defined?

The Government has a standard method, that is applied across the whole of England, that
establishes the minimum number of homes that each area should accommodate. This standard
method takes the existing number of homes that already exist in an area and adds a proportionate
increase to these. It also adds in an extra amount that considers the affordability of houses in that
area. This is based on a formula that takes in to account existing house prices and wage levels in the
area.

The Government stress that numbers generated under the standard method should be regarded as
a minimum and there may be good and appropriate reasons to exceed these numbers. Our current

Government, and preceding Governments, see more and better house building as essential to
support peoples housing needs and to also help grow and stimulate the economy and provide jobs.

We would highlight that it is possible, but extremely challenging, to set out a case to plan for less
than standard method numbers. The Council has considered this option, but assessment has shown
that it would not be possible to justify lower numbers (however see specific number comments
below). Furthermore, any considerations around planning for less would need to consider the
positive benefits that new housing helps deliver and support.

What is the standard method housing requirement for East Devon?
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At the time of the first consultation on the local plan, in early 2025, on what is termed the
Regulation 19 Local Plan we were working to the standard method that generated a housing
requirement for an average of 1,188 new homes per year to be built in East Devon. The standard
method number can, however, vary over time and in recent years has fallen. This has been because
of a rise in wage levels in East Devon which has improved overall affordability.

Given a standard method number of 1,188 homes a year why are we actually planning for less?

In the 1°t Regulation 19 draft Plan regulation-19-plan.pdf we set out policy, that also takes into

account some houses that have already been built or have planning permission, that would see
delivery of up to 22,614 new homes. This is over a 22 year plan period stretching from 1st April
2020 to 31st March 2042. Over 22 years, with a standard method number of 1,188 new homes per
year the plan requirement would be 26,136 new homes. Against this standard method output there
is therefore a projected under-delivery. However, and very importantly, we are working to
Government policy, in the form of the National Planning Policy Framework, dated December 2024 -
National Planning Policy Framework, that states (para 234) that where a plan has reached

Regulation 19 of the plan making regulations on or before 12 March 2025 the plan can proceed if it
meets at least 80% of housing need. Taking the 26,136 figure and applying 80% to this generates a
figure of 20,908.

In planning for 22,614 new homes over the life span of the local plan, we are exceeding the figure of
20,908 by 1,705 new homes. But it is important to recognise that the 22,614 figure is an upper total
and it is highly unlikely that all these homes will be built. For example, it assumes that all the homes
allocated on sites for development in the Plan will be built out by 2042. This is unrealistic and as

such our Plan currently has a ‘headroom surplus of 12.8%’ (a headroom of between 10 — 20% is
usual in Local Plans).

Given that standard method numbers have been falling why not apply the lower figures now?

Standard method numbers have fallen in recent years. However, we are applying specific provision
in plan making as set out in the December 2024 National Planning Policy Framework, that allow us
to plan for 80% of need. Because for housing number matters, we are working to the December
2024 of the National Planning Policy Framework it is appropriate to meet the housing need
numbers, with the at least 80% qualifier, that were applicable at the time of its publication. To
deviate from this position would make the Plan vulnerable to challenge on not meeting the
underlying numbers, and Government policy, that allow for providing at least 80% of the strategic
housing requirement.

In addition to the above there are wider matters that we need to be aware of when it comes to the
numerical side of housing provision. The Government is promoting an increase in housing delivery
and we as a local planning authority (in common with all planning authorities) are part of
implementing the Government agenda and its policies.
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Furthermore, as set out in response to earlier questions, there are positive benefits that are
associated with house building, and it is correct and proper that we seek to realise these. In
providing for an around 10% extra buffer in housing provision, we allow for a degree of choice and
variety in the sites that can come forward — recalculating against a current lower standard method
number provides for an increased buffer and as such adds a stronger ‘safety net’. But we should
also be aware that whilst standard method numbers have come down, they could well go up in the
future. The potential for rising numbers, should we attempt to make plan amendments, could

therefore provide a real threat to the Plan progressing, as would the issue of overall compliance
with Government policy.

Another benefit of including a buffer within our housing provision is ensuring that we have
adequate supply in the long term. The government require us to maintain a 5-year housing land
supply. If we don’t then the consequence is that we must give much greater weight to the benefits
of addressing the resulting under supply when we consider planning applications for housing even if
they don’t comply with our local plan. This can often lead to sites that were rejected through the
plan making process having to be granted permission at the application stage, sometimes years
later, to maintain supply. By building in a buffer at the plan making stage, we can ensure that there
is flexibility within our supply and reduce the chances of sites that have not been fully considered
and consulted on through the local plan process having to be granted permission later.

In addition to the above we would also highlight that in planning to 2042 we are not fully in line
with the National Planning Policy Framework that advises of plans needing to look forward 15 years
from the point of adoption. Plan adoption is now likely to be in 2028 and looking forward 15 years
from 2028 takes us to 2043. The Local Plan does actually make provision for some development in
2043 and beyond, specifically for Marlcombe. But this is just one element of future longer-term
provision (the rest is not yet planned) so having some flexibility through higher housing numbers

goes some way to addressing challenges that we will not be appropriately planning for development
needs that stretch 15 years forward from the point of adoption.

Overall, it is important that we maintain the buffer that we have built into our housing numbers
even though this has increased slightly due to recent changes in affordability. It does not present an
opportunity to revisit housing allocations in the plan not least because this would involve significant
changes to the plan which could not be accommodated within our timeline for production of the
local plan. The consequences of revisiting site allocations at this late stage is that we would fall out
of the transitional arrangements in the legislation which are allowing us to keep our housing
numbers down compared with those that would be required under the new government

requirements. The housing numbers in this Local Plan are thousands of homes lower than they
would be if we applied the governments new standard method figures.

If building new homes is a good thing, with positive benefits for society, why not plan to build
more?
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We acknowledge the positive benefits that new house building can provide, and we set these out in
the Local Plan. However, we need to be aware of and consider other wider considerations in our
Local Plan and overall proposals for development in East Devon.

East Devon is a district with a very high-quality environment. Close to 60% of East Devon falls within
designated National Landscape areas (formerly called Areas of Outstanding Natural Beauty), we
have a World Heritage site coastline, wildlife areas of international importance and built heritage
assets with many listed buildings and Conservation Areas which are also of great importance and
are sensitive to the impacts of development. Added to these we have many additional areas of
more local significance that people value and cherish. In planning for new housing, and indeed any

form of development, we strive to secure a balance between the new building that is needed, and
serves needs in society, whilst also protecting and enhancing our natural and built heritage assets.

We note that some people consider that we are planning to build too much, and specifically
consider some sites allocated in the plan are inappropriate for development, though nearly every
site allocated in the plan came in for some level of objection through consultation. But, by the same
token we have also had very robust objection from those promoting development, and especially
housing development, that we are under-providing and we should be allocating more sites for
development.

Planning to meet just 80% of standard method housing needs has come in for strong objection
through consultation from developers and site promoters. Some respondents from the
development industry set out that this is contrary to the expectations of Government and that we
should actively seek to plan for higher development levels. To plan for 80% is seen as relying on a
technicality of guidance and not actually providing for what is needed and what would be good for
East Devon, noting the benefits that new housing development can deliver. Amongst other matters
there are also objections that we should be planning for more development on account of some
other areas outside of East Devon not being able, or having not planned to meet their own needs
appropriately.

We are working on the basis that at the public examination of the Local Plan those objecting to the
plan on the grounds of not planning for enough housing will present very robust arguments.
Though of course those saying we are planning for too much development will also be able to
present their case. The independent Inspector or Inspectors conducting the examination will draw

their conclusions, but they will need to do so fully taking into account Government policy as a key
consideration.

Spatial Strategy and Site Allocations
How were broad locations for development chosen?

To determine broad locations for the distribution of new housing the Local Plan sets out what we
call a spatial strategy, and before arriving at end conclusions various options were considered.

Major constraints in East Devon formed a key part in determining the spatial strategy but we also
examined the services and facilities that settlements offer with an objective of concentrating and
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directing a large part of the new housing development to settlements with the greatest range of
existing services.

Of special note, however, is that we also saw the appropriateness of planning for the second new
town of Marlcombe. Marlcombe isina location where development will have lesser adverse impact
than other parts of East Devon whilst also being close to the city of Exeter and the many services
and facilities that are in or close to the city. In locational terms it also takes advantage of, and offers
scope to enhance, major infrastructure.

Other than for the new town of Marlcombe the main towns of East Devon were identified as the key
focal point for a large part of future housing growth. The towns have the greatest range of existing
services and facilities and through development at towns there is the greatest scope to secure new

homes in locations where the best access to services and facilities, minimising travel distances, will
be achieved for future residents.

Of all the towns in East Devon, Exmouth has the greatest number and range of facilities and as such
is identified as strategically the most logical town to accommodate the highest future growth levels.
Exmouth (discounting the new town of Marlcombe) does, appropriately, have the highest level of
new housing numbers on site allocations in the local plan. However, when these numbers are
expressed as a percentage growth of the town, compared to existing dwellings, the scale of growth

is relatively modest and falls below the percentage growth levels that some other towns will
accommodate.

Outside of the main towns new housing development is, for the most part, smaller scale, and
focussed in most cases around meeting local needs.

How were sites selected for suitability for development?

To inform local plan making we provided the opportunity for people and landowners to send details
to us of land areas that they wished to see developed. This was through an exercise called the
Housing and Employment Land Availability Assessment (HELAA). The sites submitted were assessed
against their ability to accommodate new development (to include for example matters such as
would it be possible to gain a highway access) and also their suitability given the broad spatial
strategy we had developed. The HELAA is designed to inform decision making on site allocations
but is not definitive. Those sites that aligned with the spatial strategy, i.e. were in the right broad

types of location, and technically could reasonably be developed, were assessed further and this
assessment work was carried forward over time as local plan making progressed.

The site-specific assessment looked at broad suitability and sensitivity matters with a specific focus
on landscape, built heritage and ecological considerations and sensitivities. The site assessment
reports were considered through various committee meetings at the Council. These were held in
public session where Councillors heard first hand from the community with their views on the sites
as well considering representations made in writing. Through these discussions members drew

conclusions on those sites that would be appropriate for allocation for development in the Local
Plan.
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How did the allocation of Exmo_20 come about?

The site now known as Exmo_20 was originally considered as two separate sites as part of the first
Reg 18 consultation on the plan at the end of 2022/early 2023. The bulk of the site was shown as
Exmo_20a and was not a favoured site for allocation whereas the smaller southernmost part of the
site by Meadowview Road was identified as Exmo_20b and shown as a second-choice site. At that
time the various constraints to the larger site particularly the limited capacity of the access by
Southern Wood meant that the larger site was not achievable.

Through discussion at the Council’s Strategic Planning Committee Councillors asked officers to look
again at the site. They considered that a more comprehensive development of the area would make
it viable for the development to deliver social and community facilities as well as space for jobs
alongside homes meaning it would put less pressure on existing facilities and make for a more
sustainable development. Following further investigation, it was found that many of the issues that
had raised concern through the HELAA could be addressed and so the site was taken forward and
consulted on as a single allocation as part of the first Reg 19 consultation. This raised over 1,100
responses raising concerns about the proposed allocation. Some of these related to the process that
had been followed noting that the site had not passed the HELAA process and so under the
Council’s own methodology for assessing sites should not have been taken forward. The Council is
however entitled to consider sites further even where they have not passed the HELAA stage and
given the scale of this proposal and its potential benefits as identified by Councillors it was
appropriate for it to be given further consideration.

The concerns raised by residents through the various consultations have been considered in detail
by both officers and elected members and are addressed below. A report on the issues raised and a
detailed analysis of how these could be addressed was considered by the Council’s Strategic
Planning Committee who ultimately decided to maintain the proposed allocation of Exmo_20 but
only after making amendments to the proposed allocation policy in response to the concerns raised.
These changes prescribe in detail the basis upon which the site could acceptably come forward for

development. This revised wording was then consulted on as part of the second Reg 19
consultation.

It is acknowledged that there remains significant opposition among the community to allocation of
Exmo_20, but it is considered to be the most acceptable way of meeting the housing numbers. The
remaining objections will be considered through the examination of the plan by a government
appointed inspector in 2027.

Why is Site Exmo_20 allocated?

Site Exmo_20 lies on the eastern side of Exmouth. It is a large site with capacity for around 700 new
homes that is able to incorporate large areas of open space . Being at Exmouth, Exmo_20 fits in
with the broad spatial strategy for theLocal Plan, noting the strategic development role identified for
the town. If it were not allocated and not ‘replaced’ by other sites, the scale of growth planned for
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the town would fall significantly short of the strategic significance attached to it as a location for
development.

Exmo_20 is an opportunity to comprehensively plan for a new neighbourhood that can deliver
benefits in terms of the infrastructure and facilities it can deliver compared with a number of
smaller piecemeal developments. The allocation requires the provision of social and community
facilities as well as at least 2 hectares of employment land creating a sustainable community where

homes, jobs and facilities are delivered alongside one another and residents can walk and cycle
between them.

In terms of suitability for development Exmo_20 benefits from being very well screened by existing
mature blocks of planted trees so views into the site from immediate and wider surroundings are
limited, though there are some long-distance viewpoints into and of the site. However, being a
large site, it offers scope to carefully plan development and secure additional screening in a way
that will minimise adverse impacts.

Abutting Exmo_20 is the St John in the Wilderness church, which is an important heritage asset and
community resource. The sensitivity of this asset and other listed buildings was taken into account
in the site assessment and this led to clear policy statements about the need to minimise scope for
any adverse impacts. The very clear policy expectation and requirement will be for built

development to be accommodated in parts of the site that are separated from and away from the
church.

Biodiversity considerations are also an important consideration at this site. Whilst the existing fields
at the site that will accommodate development are typically of some but comparatively limited
biodiversity importance, some woodland areas that abut the site are of greater value, as are
hedgerows in the site. Through site development particular attention will need to be attached to
ensuring biodiversity assets are retained and protected where at all possible (some hedgerow loss
being the greatest concern). However, there is, through Biodiversity Net Gain, and given the large
spacious nature of the site, real potential to secure positive wildlife benefits. Such improvements
would be a real positive given how important access to the countryside and wildlife is for human
wellbeing.

Beyond site Exmo_20 lie the Pebblebed Heaths. This is an internationally important wildlife site and
it is receiving particular care and attention as we consider future developments around Exmouth
(including Exmo_20) and also in other locations in southerly, central and some easterly parts of the
district. This is particularly so given adverse impacts extra vehicles, arising from development may
have on roads that cross the Pebblebed Heaths.

Wastewater Issues

Why do you continue to plan for more homes when the sewage infrastructure cannot cope?

Wastewater infrastructure in East Devon is the responsibility of South West Water overseen by
Ofwat and the Environment Agency. The Council has no control over the water industry, but it does
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have a responsibility to work with South West Water to understand the impacts of proposed
development on their network and ensure that new homes only come forward when there is
adequate capacity to provide them with clean drinking water and to process wastewater from them.

There are some acute issues now, particularly in relation to sewage treatment works in parts of the
district. However, the development in the Local Plan would be built over the next 15 years during
which time it is envisaged that there will be various improvements to the water infrastructure. We
are working with South West Water to co-ordinate improvements to their network with planned
development to ensure that wherever possible capacity is available when needed. Where capacity
is not already available but is planned then we will place conditions on planning permission

preventing development coming forward until there is capacity. Where there is no capacity and no
plans to provide it in good time then planning permission will be refused.

How are you going to assess whether there is capacity in the wastewater network?

The Council has commissioned a study called the Water Cycle Study which can be found at: ccf-001-
the-east-devon-water-cycle-study.pdf. Among other things, it considers whether there is capacity to

provide the required water treatment facilities and drinking water to the proposed new homes and
the potential impacts on our waterways and coastline. We are working with the Environment
Agency to refine this work which will give us an understanding of the position at a point in time. The
position is however constantly changing as developments are built and South West Water make
improvements. Through on-going work with South West Water and the Environment Agency we will
assess the impacts of developments through planning applications using the most up to date
information available to us at the time to ensure that our decisions do not have a detrimental
impact on the water environment.
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1. Background

11

1.2

13

14

Mid Devon District Council have started consultation to inform a new local
plan for the district, they are calling the plan “Plan Mid Devon”.

Plan Mid Devon is being made under the new plan making system, for more
information see: Create or update alocal plan using the new system - GOV.UK. In
contrastit is highlighted that in East Devon our local plan is being progressed
under the old ‘legacy’ system. The new system is designed to be quicker and
simpler than the old with a government expectation that plans will be
completed in a 30-month time period. Under the new system there is an
expectation of reliance being placed on policies set outin a new National
Planning Policy Framework, a draft of which has been consulted on, and we
are advised of formal publication later this year. The exclusion of detailed
policies in a local plan, with a reliance on national policy, is one factor that is
designed to speed up production.

Very importantly plans made under the new system will, however, include land
thatis allocated for development. But, noting that assessing potential sites
and agreeing to allocations can prove to be along and complex job in its own
right.

Under the new local plan making system Mid Devon District Council have
issued whatis called — ‘Plan Mid Devon - Notice of Scoping Consultation’-
Appendix 4 Notice of scoping consultation May 2026.pdf . This is a short and succinct
documentthatincludes a section on ‘likely contents’ forthe plan and ‘Possible
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15

1.6

1.7

18

contents’. These sections list broad headline subject matters — such as,
under the ‘likely contents’:

“e Plan period 2026 — 2046

* Introduction to Mid Devon

* Vision, objectives, measurable outcomes and spatial strategy

* Roles and functions of settlements

» Town centre hierarchy and extents

* Overall housing (including Gypsy and Traveller), employment and other
development targets and a housing trajectory, ....” etc.

By clear design and intent the consultation, as reflected in the new plan
making system, does not give an indication of what the plan may, or may not,
seek to do in respect of these subject matters or how it may approach or
consider them and much less give an indication of specific polices or areas,
locations or sites for development. Rather, the consultation is focussed on
whetherthese are the right subject matters or headings forthe plan and policy
within to address. Notwithstanding this point there is the very strong likelihood
that some responding to the consultation will advise on specific policy matters
and policy intent (if not actual wording) they would like to see included. And
perhaps more so advise on land and sites they would like to see allocated for
development. This would be especially so from a prospective developers
perspective, maybe in contrast and from a non-developer’s perspective, land
areas that are not considered suitable for development will also be identified.
There may well also be views expressed on such matters as to how many
new houses or other development types should be planned for (potentially
with some higher and some lower suggestions).

In making comment on the Plan Mid Devon consultation the response that
officers of this council suggest is submitted goes to some degree into the
territory of potential plan policy detail, but only on major issues. We say little
about matters the plan might seek to cover, we suggest it would be
reasonable for Mid Devon District Council to determine such matters.

It should be noted that the consultation formally closes on 10 July 2026, but
this report is scheduled for Committee on 14 July 2026. We will draw this
report to the attention of officers at Mid Devon District Council on or prior to 10
July 2026 advising that this is (just) an officer report and as such does not
constitute a formal representation of our Council, but that we will forward any
final agreed representation on or soon after the 14 July 2026.

The Mid Devon plan consultation contains a comments form Contact Form and
Scoping Survey | Let's Talk Mid Devon with nine questions, the first seven are about
contact information and details that we will complete appropriately. Questions
eightand nine are set out below with a proposed response for submission
drawn up by officers in the boxed text. The recommendation seeks committee
endorsement for submission.

8. Please provide any comments on what Plan Mid Devon should contain. The
Notice of Scoping Consultation includes a list of potential contents of Plan Mid
Devon, separated in to contents that are likely to be in the plan, and those which may
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be in the plan (these can be found on pages 5, 6 and 7 of the Notice of Scoping
Consultation).

East Devon District Council welcomes the opportunity to comment on the ‘Plan
Mid Devon — Notice of Scoping Consultation’. Itis a positive and forward looking
stance that Mid Devon District Council, through a new plan, are planning for the
future. Albeit we do recognise that under current central Government plans for
the reorganisation of local government (assuming these progress as currently
timetabled) the plan will be up for adoption by a new superseding unitary local
authority that s likely to cover parts, if not all of both East Devon and Mid-Devon.
On account of this we do see a particularly strong need for the shared interests
across our communities to be carefully and appropriately planned for in a co-
ordinated way over the years ahead. On going engagementthrough plan making
work is therefore essential.

At this stage we do not seek to highlight specific actions and detailed lists of
policy choices that should feature in Plan Mid Devon, but rather we highlightthe
major matters where the plan and ultimately proposals within may impact on East
Devon, and wider areas.

We do not highlight any specific concerns in respect of the matters listed under
bullet pointed items headed ‘likely contents’. These all seem reasonable and
appropriate matters for consideration in the plan. Though we will note with
interest how you may address the matters highlighted under the bold bullet point
titted ‘Development management policies/requirements as permitted or required
by the NPPF’. You will no doubt review, but we wonder if and how far it may be
appropriate to deviate or expand on subject matters that national policy may
adequately address, though deviation where national policy may be inappropriate
in a local context can be justified.

The considerations detailed above also apply to the somewhat less explicitly
defined heading of ‘possible contents’ and the bullet pointed items listed below it.
Efficiency in plan making could render some of the listed areas as potentially
better addressed through supplementary guidance.

Of greatest importance, in preparation of the plan, we would encourage early and
on-going dialogue in respect of potential development proposals, especially if of a
large or strategic scale, that lie close to the East Devon boundary or that could
otherwise have impacts on East Devon.

We note that strategic scale growth is proposed in your current local plan Adopted
Local Plan and Policies Maps - MIDDEVON.GOV.UK at Cullompton and at its nearest this
will see development within a few hundred metres of East Devon on the eastern
side of the town. Policies CU7 to CU12 of your existing plan set out the scale and
nature of proposals and under these policies development can be readily
expected to have wider impacts, some potentially negative, but we should
actively plan for joint positive outcomes. We assume these broad proposals will
roll forward into your new plan, though we trust with scope for appropriate
refinement of approach.

page 56



https://www.middevon.gov.uk/residents/planning-policy/adopted-local-plan-and-policies-maps/
https://www.middevon.gov.uk/residents/planning-policy/adopted-local-plan-and-policies-maps/

We also look forward to engaging with over how or whether the mixed use 71
hectare employment, leisure, recreation proposals in your current local plan at
Junction 27 of the M5 motorway, under Policy J27, should be carried forward into
the new plan. This developmentis comparatively remote from larger centres of
population and is likely to generate a high degree of car dependency in terms of
access. The 6 hectares of land, in particular, to accommodate the Outlet
Shopping Village is substantial in scale and we consider that the impacts on
existing town centres and their retail and wider social and economic functions
would benefit from revisiting. Furthermore, we would query whether there is an
appropriate and reasonable market appetite for such developmentin the current
economic climate.

Elsewhere in Mid Devon and for your plan, specifically at this stage, we make no
further comment, other than to note that through joint working we should be
considering shared and strategic infrastructure considerations and overall
collective impacts and benefits of anything proposals within the plan.

9. Are there any other matters which you would like to comment on in relation to
Plan Mid Devon?

At this stage East Devon District Council would not wish to raise any other
matters other than to wish you well in plan making.

Recommendations/Decision

2.1 That Strategic Planning Committee endorse the officer recommended
response to the Plan Mid Devon consultation and agree to submission of
these comments.

Reasons for Recommendations/Decision

3.1 Therecommendation will ensure the views of the Strategic Planning
Committee of East Devin District Council are formally submitted to Mid devon
District Council and therefore the interests of our council are represented.

Options

4.1 East Devon District Council could choose to not comment on the Plan Mid
Devon consultation or could provide alternative different comments.

Relevance to Council Plan/priorities

Set out how report links to the Council Plan/priorities:
[1 A supported and engaged community that has the right homes in the right places,

with appropriate infrastructure
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[ A sustainable environment that is moving towards carbon neutrality and which
promotes ecological recovery.

L] A vibrant and resilient economy that supports local business, provides local jobs
and leads to a reduction in poverty and inequality.

[] A well-managed, financially secure and continuously improving council that
delivers quality services

Indicate how the recommendations/decision contributes to the delivery of the
Council Plan and its priorities

No boxes are ticked. In terms of East Devon District Council priorities at most there
are minimal tangible relationships between comments our council may make on the
current stage of the Mid Devon plan and our own corporate objectives. Such
relationships may well, however, become more significant and pronounced as the
Mid Devon plan develops and has more specific content within it.

6. Financial Comments/Implications
6.1  There are no direct financial implications identified within the report. (AB-
22/06/2026)
7. Legal Comments/Implications
7.1 There are no direct legal implications identified within the report. (DH-
25/06/2026)
8. Risk Implications
Please complete the risk table — further guidance available on the Intranet
8.1 Atthis stage risk considerations are considered to be low. The Mid Devon
local plan is at an early stage of preparation and with very little detail with the
consultation at this stage it would not be reasonable to comment on possible
potentially hypothetical risk concerns.
Activity/ List People Assessment of Risk Existing What further
significant at risk S— _ controls e.g. action
plant/ hazards *Impact | *Likeli Risk
materials 14 hood Score | Safety Is required to
etc procedures control/mitigate
1-4 the risk?
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Comment | None None 1 1 1 Not None, at this
ingon the applicable stage
Mid
Devon
plan
*Impact — Major=4 Serious = 3 Significant =2 Minor =1
*Likelihood — Very Likely =4 Likely =3 Unlikely = 2 Remote =1

9. Equality Implications (Public Sector Equality Duty)

9.1

This relevance assessment aims to analyse gathered information for potential

relevance to equality. If a Full Equality Impact Assessmentis required
(Equality analysis impact assessment form), include it as an appendix. At the

minimum, the following table must be completed.

Scope (Provide an overview, including objectives and
desired outcomes)

Commenting on the Mid Devon plan and
people that may utlimately be impacted by
the plan.

Evidence gathered and engagement (List
stakeholders consulted and relevant processes,
policies, and data sources)

None — in commenting on the consultation, in
broad terms, it is not considered that evidence
gathering and engagement is currently needed.

Relevance assessment findings (If relevant to
equality, undertake a full EIA or If no relevance to
equality, explain why with supporting information)

A full EIA is required: Yes [1 No

If yes, this assessment has demonstrated
relevance to equality with regard to:
Please check relevant boxes

O Age O Pregnancy and maternity

1 Disability [0 Sexual orientation

0 Race [0 Gender reassignment

0 Sex 0 Marriage or Civil Partnership

O Religion or Belief O Armed Forces
1 Other, e.g. carers, care leavers, low income,
rurality/isolation, etc.

If no, explain why:

In due course the Mid Devon plan could impact
on any of the above, and comment made by our
Council may have direct relevance, but at this
stage of work no potential impact considerations
are identified.

Relevance ranking

1 High — Very relevant to protected
characteristics

0 Medium — Somewhat relevant to protected
characteristics

Low — Not relevant to protected
characteristics

Key findings and impacts

Conclusion drawn (i.e No major changes needed,
EIA found no negative impact or adjust policy/process
to remove identified barriers)

None
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Actions (Proposed actions to mitigate negative None
impacts on identified groups)

Signed off by

Ed Freeman

10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

HR and Workforce Implications
10.1 No work force implications are identified.
Community Safety Implications (Crime and Disorder)

11.1 No Community Safety Implications are identified.

Climate Change Implications

12.1 At this stage of plan making no specific climate change matters that could
arise are specifically identified.

Health & Safety and Health & Wellbeing Implications

13.1 No Health & Safety implications and no Health & Wellbeing Implications are at
this stage identified.

Procurement and Social Value implications

14.1 No procurementand Social Value implications impliations are identified, atthis
stage.

Land and Buildings (non-housing)/Asset Management Implications
15.1 Noissues orimplications are identified.

Overview and Scrutiny Committees Comments/Recommendations
16.1 No advice or comment has been sought from theese committees.
Digital and Data

17.1 Nodigital and data implications have beeen identified.
Consultation and Engagement

18.1 In drawing up recommendations for comment on the Mid Devon plan no
consultation or engagement has taken place.

Communications
19.1 No PR of comms implications have been identified.

Next Steps
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20.1 If the recommendations to Strategic Planning Committee are agreed with they

will be submitted to Mid Devon Distcrt Council. If an alterantive is agreed,
then that will be submitted or if itis determined that nothing should be
submitted then nothing will be submitted.
21. Appendices
21.1 There are no appendices to the report.

22. Background Papers

22.1 Background papers, of relevance, are shown with web links in the report.

Proposed Report Sign Off process

Please make sure you have obtained the relevant sign off and the date completed before submitting
your report to Democratic Services.

Officer Name Date Date Completed
requested

Legal & Governance | Monitoring Officer or Deputy 25/06/2026

Monitoring Officer
Finance Section 151 Officer or Deputy 22/06/2026

S151 Officer
Communications communications@eastdevon.go.uk If applicable
Digital and Data digital@eastdevon.gov.uk If applicable
Engagement engagement@eastdevon.gov.uk If applicable
HR HR Lead If applicable
Chief Executive Chief Executive If applicable
Director Relevant Director Required
Assistant Director(s) | Relevant Assistant Director(s) Required
Cabinet Lead Relevant Lead Member (S) Required
Member(s)
Executive Leadership | ELT Insert date Required
Team approved by

ELT

Strategic Leadership | SLT If applicable
Team
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