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ATKIN ONES 

GROUP 

1.0 INTRODUCTION AND SCOPE OF REPRESENTATIONS  

 

1.1 These representations on the draft Mid Devon Local Plan Review Options Consultation have 

been prepared on behalf of Mr Force and Mr Christian. They follow up comments made at the 

Local Plan Scoping Report stage (representation 54) and deal with the proposed options in 

respect of 1) the Overall Amount and Distribution of Development, 2) Housing and 3) the 

Settlement of Cullompton. Mr Force and Mr Christian have a controlling interest in land at 

Colebrook which is an existing contingency site (AL/CU/20) in the adopted Local Plan and 

other adjoining land which is proposed as a new development option in proposed Policy CU9.  

 

1.2 These representations deal with policies S2, S3, S4, S5, S12, CU9 and CU11. We believe 

that the inclusion of a long term option for a new community as set out policy S2 a) may not 

be entirely appropriate because it will have inevitable long lead in times for housing delivery 

and will not assist in meeting housing need which will very likely be needed early on in the Plan 

period. Option S2a) should therefore be amended to delete reference to a new community.  

 

1.3 Policy S3 will need to be revised to refer to identified need from the SHMA and adopt the 

town centre focus – Option A. The housing allocation in Policy S4 will need to refer to 

housing need from the SHMA. Policy S5 needs to be revised because it has retained reference 

to identified contingency sites without identifying them by name. In our view, existing 

contingency sites should become new baseline allocations in the Local Plan and be replaced 

by new contingency sites.  

 

1.4 Policy S12 will need to be revised to take account of the revised pro rata distribution of 

housing to Cullompton assuming overall housing is increased in line with the SHMA and the 

focus on the town centre option is agreed.  Policy CU9 should be revised to combine the 

existing contingency site with the additional proposed land resulting in a total new baseline 

housing allocation of 28ha for at least 500 dwellings. Policy CU11 should be deleted.   
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2.0 PLANNING POLICY CONSIDERATIONS FOR THE DRAFT LOCAL PLAN  
 

National Policy  

 

2.1 The NPPF and the Planning Practice Guidance Portal provides the policy context for the 

emerging Local Plan.  For plan making paragraph 14 of the NPPF advises that local planning 

authorities should positively seek opportunities to meet the development needs of their area 

with Local Plans that meet objectively assessed needs with sufficient flexibility to adapt to rapid 

change unless: 

 

• Any adverse impacts of doing so would significantly and demonstrably outweigh the 

benefits, when assessed against the policies in the Framework or 

• Specific policies in the Framework indicate development should be restricted.  

 

2.2 Paragraph 159 requires planning authorities in plan making to have a clear understanding of 

housing requirements in their area and prepare Strategic Housing Market Assessments (SHMA) 

to assess their full housing needs. Paragraph 156 confirms that meeting housing need is a 

strategic priority in plan making and paragraphs 178-9 introduces a duty to cooperate with 

neighbouring authorities and to work together to meet development requirements which 

cannot wholly be met within their own areas because of other NPPF policy objectives. The 

overall tests of soundness for a Local Plan are set out at paragraph 182 and these require a 

Plan to be: 

 

• Positively Prepared 

• Justified 

• Effective and  

• Consistent with National Planning Policy   

 

2.3 The Planning Practice Guidance Portal confirms that in terms of measuring a proposed Plans 

effectiveness, an Inspector will be assessing whether it is deliverable within the timescale set by 

the Local Plan and shows effective joint working to meet cross boundary strategic priorities. The 

joint working arising from duty to cooperate is not a duty to agree with neighbouring 

authorities but a duty to show that every effort has been made to cooperate on strategic cross 

boundary issues of relevance to a Plan. It is a separate issue to the tests of soundness but will 

contribute to a plan’s ‘effectiveness’ in terms of demonstrating overall deliverability within a 

Plan period.    

 

2.4 In light of the above, the principal issues for the Mid Devon Local Plan are: 

 

1)  The degree to which it has paid regard to the underlying evidence base for housing need 
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2)  The degree to which the proposed phasing and proposed housing site options are 

deliverable and ensure the Plan is ‘effective’ and 

3)  The degree to which the Plan has paid regard to the duty to cooperate.  

 

2.5        These issues are considered in the next section. 
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3.0 ISSUES FOR THE MID DEVON LOCAL PLAN REVIEW OPTIONS   

 

 A The underlying evidence base for housing need  

 

3.1 The draft Local Plan Review Options Consultation Document helpfully sets out the housing 

requirements past and present for Mid Devon District. Paragraph 1.23 confirms: 

 

• The Local Housing Needs and Demand Survey 2011 indicated a need for 335 

additional affordable dwellings each year to address the backlog of unmet need over 

the past 10 years 

 

• Existing Plans allow for 6,800 dwellings in the period 2006 – 2026 equivalent to 340 dpa 

 

• The proposed figure in the Local Plan Options is 8,400 in the period 2013 – 2033 

equivalent to 420 dpa.  

 

3.2 However, paragraph 1.23 confirms the 8,400 figure is not based on any underlying evidence base 

for housing need and states:  

  

 ‘The Council has commissioned a new strategic housing market assessment (SHMA) 

in partnership with some of our neighbouring District Councils which will provide 

definitive, up to date information on the level of housing need and demand across 

the Exeter Housing Market Area, allowing the council to allocate sufficient sites in the 

Local Plan Review. The Local Plan Review will reflect the findings of the SHMA as this 

becomes available and it is likely that the figure of 8,400 will be revised’. 

 

3.3 The first point therefore is that the Options Consultation is premature to the findings and outcome 

of the SHMA. Second, it is clear from the historic evidence of affordable housing need that this has 

been running at a level almost equal to the overall housing requirement year on year for the last 10 

years (335 dpa compared to 340 dpa). To catch up on this past unmet need as well as provide for 

future need, it is highly likely to require a significant increase in housing delivery for the future. 

Accordingly we would expect the SHMA to recommend a much higher figure than the 8,400 

dwellings presently allowed for in the Local Plan.  
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B Are the proposed housing site options deliverable and    

 contribute to the Plan’s ‘effectiveness’? 

3.4 The national guidance on the duty to cooperate recognises that in measuring a proposed 

 Plan’s effectiveness, an Inspector will be assessing whether it is deliverable within the timescale 

 set by the Local Plan and can show effective joint working to meet cross boundary strategic 

 priorities. The points we would make on this are: 

 

• Until the SHMA has identified underlying housing need, the emerging Local Plan 

housing requirement target of 8,400 dwellings to 2033 is a guestimate and little 

weight can be attached to it.  

• Mid Devon’s own Local Plan is therefore premature to the completion of the SHMA. 

• The quantum and distribution of the housing in the draft Local Plan is not at this stage 

 something to be relied on either and policies S3, S4 and S12 will need to be 

 amended.  

• The site options in the Local Plan will need to be deliverable within the plan period. 

However the very large sites such as CU11 will have long lead in times before any 

housing completions can be expected and might not be able to deliver sufficient 

housing in the early part of the plan period to meet need. To retain this site might well 

therefore run the risk of the Local Plan failing the ‘effectiveness’ test.  

• If the SHMA shows significantly more housing is needed, the smaller site options might 

also be inappropriate as they would not have sufficient capacity to contribute to the 

increased need. 

• The mid-sized sites such as the new proposed allocation at Colebrook in policy CU9 

when added to the existing contingency site (AL CU/20) would on the other hand be 

large enough to provide for additional housing and would not have such long lead in 

times for housing delivery as the very large sites in CU11. If selected the site would 

provide more flexibility to the Plan and increase its ‘effectiveness’.    

  

 C Has the Plan paid regard to the Duty to Cooperate? 

 

3.5 Although the SHMA has been commissioned by Mid Devon with its partners in the Exeter 

Housing Market Area comprising Teignbridge, East Devon and Exeter, the report findings will 

show whether or not the unmet needs of these authorities will have been taken account of in 

the Mid Devon Plan. Until the SHMA has been completed therefore and its findings included in 

the next draft Local Plan we cannot be sure that the Local Plan has paid regard to the duty to 

cooperate. We will reserve our position on this until we see the findings and recommendations 

of the SHMA itself.  
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4.0 LOCAL PLAN POLICY COMMENTS 

 

 A Sustainable Development Priorities 

 

4.1 Policy S2 states that the market towns of Tiverton Cullompton and Crediton will be the main 

focus for development but also allows for a possible long term option of a new community. 

 

Comment 

 

4.2 For the reasons outlined in section 3 we believe the Plan and its options for future development 

are premature to the preparation of the SHMA. Once the evidence on underlying housing need 

has been established the amount and distribution of housing and employment to the main 

market towns will need to be revised and in all likelihood increased. 

 

4.3 We have already suggested that mid-sized development sites may be the most appropriate for 

the Local Plan because they will bring benefits in being of sufficient size to help meet higher levels 

of housing need and improve the flexibility and effectiveness of the Plan overall. We believe that 

the inclusion of a long term option for a new community as set out policy S2 a) may not be 

entirely appropriate because it will have long lead in times for housing delivery and will not assist 

in meeting housing need which will very likely be needed early on in the Plan period. 

 

4.4 As an alternative therefore we believe that Policy S2 a) could simply refer to the site allocations 

at the main settlements with the new settlement option deleted.  

 

 B Amount and Distribution of Development 

 

4.5 Paragraph 2.7 as explanation to Policy S3 recognises that that the amount of housing 

provided for in the Plan is based on an existing target and the final housing figures will have to 

be revised to take account of the SHMA plus a 10% buffer to allow for the non-implementation 

of identified commitments. The 2 options for development are to continue with a town centred 

approach or combine this with a new settlement.  

 

 Comment 

 

4.6 The older research by Roger Tym and Partners will be well-known to Mid Devon, advocating a 

10% non-implementation rate for large-scale commitments but small site permissions tend to 

have a much greater level of non-implementation at around 30%. We would suggest therefore 

that the Local Plan adopts these non-implementation rates instead.   

 

4.7 We support option 1 for a continuation of the town centre approach. It allows for development 

at the main settlements with the balance provided in the rural villages. Development at the 
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villages will be important to help maintain a critical population base to help support local 

shops services and facilities. 

 

4.8 The new community option 2 in Policy 3 states that it will not commence until 2026 and will 

therefore do nothing for housing need until almost at the end of the plan period. In our view 

this would prejudice the delivery of housing to meet need and open the Plan to allegations that 

it fails the test of effectiveness. It might not even be deliverable in principle given the inevitable 

multiple landownerships involved and the need to resolve the existing capacity issues at 

junction 28 of the M5.  

 

4.9 The new community option 2 should therefore be deleted and any slack in the provision of 

housing taken up by allowing additional housing and employment at the site allocations in the 

main towns. 

  

 C Meeting Housing Need 

 

4.10 Policy S4 requires the provision of 8,400 dwellings 2013 -2033. 

 

Comment 

 

4.11 For the reasons given above this allocation will have to be reviewed to take account of the 

SHMA findings.  

 

 D Ensuring Housing Delivery 

 

4.12 Policy S5 is a monitoring policy requiring the release of contingency sites if required to boost 

housing supply. 
 

Comment 

 

4.13 Policy S5 needs to be revised because it has retained reference to identified contingency sites 

without actually identifying them by name. In our view, existing contingency sites should 

become new baseline allocations in the new Local Plan otherwise they will continue to rank 

second behind new allocated sites. New replacement contingency sites should be identified out 

of the pool of new site options.    
 

 E Cullompton 

 

4.14 The table in Policy S12 sets out future annual average development rates for Cullompton.  
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Comment 

 

4.15 The table in Policy S12 will need to be revised to take account of the revised pro rata 

distribution of housing to Cullompton assuming overall housing is increased in line with the 

SHMA and the focus on the town centre option is adopted in preference to the eastern 

Cullompton urban extension.   

 

 F Cullompton Site Options    

 

4.16 Paragraph 3.38 states that eleven potential housing sites have been identified in Cullompton that 

are achievable in principle and some of the sites are already allocated in the existing Local Plan.  

 

 Comment 

 

4.17 We note from paragraph 3.43 that the eventual selection of preferred sites will follow 

discussions with the Highways Agency and Devon County as highway authority. Since our 

preference for the site option in Policy CU9 requires highway improvements these comments 

are accompanied by a highways report titled Access Appraisal and Strategy for Residential 

Development at Colebrook Lane. We invite the County to consider the findings of this report in 

the consideration of the site option. Part of the site is within a flood plain and a separate Flood 

Risk Appraisal is also submitted to show how this can be satisfactorily mitigated to ensure the 

site is deliverable. 

 

4.18 We support the proposed Site Option in Policy CU9 but it should be combined with the 

existing contingency site AL/CU/20 and the whole area made a new baseline allocation. The 

proposals Plan should be updated accordingly. As indicated above the highways and flood 

issues associated with the development are capable of mitigation. The Inspector who 

considered the contingency site at the last Examination commented that whilst the site would 

be visible, the impact on the landscape as a whole would not be unacceptable subject to 

satisfactory design. The combination of the land to the south of the contingency will require 

further landscape mitigation but as this is already allowed for in the proposed wording of CU9 

e) no further landscape impact objections should be raised against the proposed allocation in 

principle.  

 

4.19 The wording of Policy CU9 should be revised to refer to the new combined site area of 28ha 

with a capacity of 500 dwellings minimum with associated community facilities.  

 

4.20 The proposed Site Option for a new East Urban Extension in Policy CU11 should be deleted.  
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