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1.0 Introduction 

1.1 The Council has carefully considered the comments received from hearing participants on 

the Draft Housing Land Supply Update (June 2019) [ED20] and Sustainability Appraisal (SA) 

implications report [ED21]. The Council prepared and consulted on these documents in 

response to the Inspector’s Post Hearings Advice Note dated 21 May 2019 [ID12].  Ten 

representations were received from Examination hearing participants.  The Council’s full 

response to these is set out in Appendix A to this document. The key issues raised by the 

participants in their comments and the Council’s responses to them are summarised below 

in each section of this report.  

1.2 The draft housing trajectory, with the Modifications set out in the Update relating to 

proposed site allocations in the Local Plan Review (LPR) at Colebrook, Cullompton (LPR Policy 

CU21) and Higher Town, Sampford Peverell (LPR Policy SP2) represents a sound and effective 

strategy to deliver sufficient housing in a timely manner.  The summary below together with 

the schedule of responses and additional appendices demonstrate that there are good 

reasons to be confident that the Cullompton Town Centre Relief Road (TCRR) can be 

completed by March 2023. Nevertheless, there is sufficient housing approved or allocated 

that is not dependent upon the TCRR to meet the housing requirement in the early years of 

the local plan, post-adoption.    

2.0 Issue raised: insufficient evidence to support proposed delivery time scales of sites (lead in 

time and delivery rates) 

2.1 The draft trajectory incorporates conservative but realistic assumptions regarding the 

delivery of sites, based on robust evidence set out in the January 2019 HLS update 

(appended to hearing statement MH-MDDC-1-5) and the subsequent Draft HLS update June 

2019 [ED20].  The Housing and Economic Land Availability Assessment (HELAA) [HOU09] 

methodology and the delivery models it provides have been developed in conjunction with 

housing industry representatives based on their own knowledge and expertise. The HELAA 

model provides the starting point for the Council’s delivery assumptions; however in many 

cases there is clear evidence to indicate alternative lead in times or delivery rates on 

particular sites and this has been incorporated into the LPR housing trajectory accordingly.  

A significant amount of work has already been undertaken by the Council to boost housing 

delivery, including working with applicants to progress planning applications and securing 

funding for key infrastructure on major strategic site allocations. The housing trajectory 

takes account of the complexities and potential barriers at each stage of the site delivery 

process, particularly on larger sites that require significant infrastructure. The delivery and 

lead in times indicated by the housing trajectory are not at odds with evidence presented by 

Turley and other hearing participants in their comments.  This evidence largely relies on 

national data whereas the HELAA model reflects local conditions within Mid Devon and the 

wider Exeter Housing Market Area.    
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3.0 Issue raised: housing Land Supply update has too narrow a focus 

3.1 The Council has responded specifically to what the Inspector has requested in his post-

hearing advice note; a revised housing trajectory (draft) that incorporates realistic 

assumptions about the delivery of the Cullompton Town Centre Relief Road (TCRR), 

demonstrating how a five year supply of deliverable housing sites will be maintained in years 

1-5 and 6-10.  The Inspector has not requested a full review of all sites in the LPR housing 

trajectory.  The Council has taken account of wider matters covered by the Inspector’s 

suggested modifications which may affect housing delivery (e.g. in relation to bringing 

forward the contingency site at Colebrook, Cullompton and amendments to the policy 

requirements for  Higher Town, Sampford Peverell). 

4.0 Issue raised: need to include other sites/shift focus away from Cullompton 

4.1 There is no need to include other sites and/or shift focus of development away from 

Cullompton. Evidence to support the anticipated delivery of sites at Cullompton has been 

provided and a five year housing land supply has been demonstrated using a variety of 

scenarios.  The Inspector has accepted that ‘directing development and housing in 

particular, to Cullompton, in the main, is reasonable, in principle’ [ID12, paragraph 2].  

4.2 Since the Council prepared its draft HLS update June 2019, an appeal decision 

(APP/Y1138/W/18/3214685) has been issued on 29 August 2019 granting permission for 125 

dwellings on a larger site at WI1 Land East of M5, Willand. These additional dwellings will be 

included within the Council’s housing commitments for the 2019/20 monitoring year. In line 

with the Inspector’s recommendation 3 (extend existing allocations) and as confirmed by 

comments received from Turley (paragraph 4.7) the site can make a valuable contribution to 

housing supply in the early period of the local plan.  

5.0 Issue raised: recent housing delivery in Mid Devon and research/evidence from elsewhere 

suggests delivery rates of up to 300 dwellings per year for Cullompton as a whole is not 

likely. 

5.1 The Council has taken an ambitious but realistic approach to housing delivery that responds 

to national policy aims to boost housing supply. Recent housing delivery across Mid Devon 

(502 completions in 2017/18 and 444 in 2018/19) is significantly above LPR requirements 

(393). In Cullompton there were 238 completions in 2017/18, achieved prior to any 

contribution from two major strategic allocations.  This evidence, together with data from 

the Cranbrook new community in East Devon, a nearby area with similar market conditions 

to Mid Devon (see Appendix C), suggests 300 dwellings per year for the Cullompton area as a 

whole is achievable.  Both of the proposed allocations in Cullompton will come forward in a 

phased approach with different planning applications covering multiple sites.  In line with an 

emerging masterplan SPD, the East Cullompton allocation in particular will be a focus for 

innovative construction techniques, helping to address market absorption issues identified 

by the Letwin Review.  
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6.0 Issue raised: concern over Cullompton Town Centre Relief Road (TCRR) delivery by 2023 

and East Cullompton (CU7-CU12) lead-in times 

6.1 No part of the initial five year housing land supply is dependent on the completion of the 

Cullompton Town Centre Relief Road (TCRR). The Council has based the delivery timeframe 

for the TCRR on a precautionary approach that reflects key project milestones. The 

expectations of Homes England in relation to the £10m HIF grant (see Appendix D) and the 

Devon County Council (DCC) work programme indicate a completion date of March 2023 at 

the latest. These timeframes align with the housing trajectory presented by the Council in 

the Draft HLS Update (June 2019) [ED20], although additional flexibility is provided by 

assuming the first completions on the East Cullompton allocation occur in the 2023/24 

monitoring year (a later completion of the TCRR by the end of 2023 would still allow for 

this).  The first 500 homes at East Cullompton can come forward as part of an initial phase 

once the TCRR is complete. The timeframe for delivery of this allocation takes account of the 

work required at each stage as the site progresses through the planning system. As set out in 

the Draft HLS Update (June 2019) [ED20], the trajectory for the East Cullompton 

development has been agreed with the land promoters and the Highways Authority (DCC).   

There is no contribution from the East Cullompton development to housing land supply in 

the initial five year period of the draft housing trajectory.   

6.2 The correspondence from Homes England (Appendix D) confirms that, as part of the Housing 

Infrastructure Fund assessment process and due diligence, the deliverability of the 

infrastructure is assessed and Homes England confirms it is satisfied in that respect. Key 

project milestones for the delivery of the road, agreed with DCC, include date of grant of 

planning permission (assumed as September 2020 at the latest), contract entered into with 

contractor (December 2021 at the latest) and construction start (April 2022 at the latest). 

The Council has worked closely with DCC (Highway Authority) and Homes England and is 

satisfied that the TCRR will be delivered by March 2023.  

6.3 It is reiterated that no part of the initial five year housing land supply is dependent on 

completion of the TCRR. 

7.0 Issue raised: site delivery assumptions not in line with the 2019 NPPF definition of 

‘deliverable’ 

7.1 The LPR is not being examined under the 2019 NPPF but the Council recognises that on 

adoption land supply for decision making purposes will be assessed against the updated 

NPPF definition of ‘deliverable’.  Notwithstanding this, both the 2012 and 2019 NPPF, 

together with current planning practice guidance recognise that there is a different context 

and approach to assessing land supply for plan making purposes.  This will include, for 

example, consideration of evidence provided by the HELAA.  This is the approach the Council 

has taken in the first instance, with additional more recent evidence informing site delivery 

where available. 
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8.0 Issue raised: North West Cullompton (CU1-CU6): can’t deliver within initial five year period 

due to major infrastructure requirements and/or need for gypsy and traveller pitch 

provision 

8.1 The 600 dwellings that make up phase 1 of the North West Cullompton development can 

come forward ahead of the opening of the Town Centre Relief Road (while making financial 

contributions to the scheme).   Three planning applications covering the first phase (3 x 200 

dwellings) are at an advanced stage in the decision making process by the Council.  There is 

no requirement for gypsy and traveller pitch provision in the emerging S106 agreements for 

these planning applications; pitch provision is to be provided at the start of phase 2 in line 

with the adopted masterplan SPD for North West Cullompton. 

9.0 Issue raised: Pedlerspool, Crediton (CRE5): inaccurate housing numbers and unrealistic 

delivery rates 

9.1 The Inspector has not indicated there is a need to reconsider the housing trajectory for this 

site.  A proposed scheme for this site has a resolution to grant outline planning permission 

for 257 dwellings subject to a S106 agreement being completed. The site total of 200 shown 

in the housing trajectory reflects the proposed site allocation rather than the current 

planning application, in line with the Council’s previous approaches with other sites.  Not 

counting applications still subject to S106 agreements within the housing commitments until 

a decision notice is issued is consistent with the Council’s approach to annual housing 

monitoring.  The Council is currently considering its response to the Inspector’s 

recommendation that a more pragmatic approach is required for the provision for Gypsies 

and Travellers.  This will address his concerns about the housing trajectory. It will inform 

ongoing discussions about the current scheme at Pedlerspool, Crediton (CRE5) and assist the 

timely delivery of housing on this proposed allocation. 

10. Issue raised: other sites (including Land at Colebrook and Higher Town): can’t deliver 

within initial five year period, uncertainty over planning applications 

10.1 The Local Plan Review process has established that these sites are in principle ‘suitable, 

available and achievable’.  The planning committee’s refusal of the current planning 

application for new homes at Higher Town, Sampford Peverell was on the basis of the 

specific proposal submitted; the Local Plan Examination has considered the SP2 allocation in 

detail and the Inspector’s previous comments in relation to this site [ID08 & ID12] do not 

indicate a concern regarding its overall suitability for development.  It is reasonable to 

assume that these sites, which are not subject to significant infrastructure requirements, can 

contribute to housing supply in the initial five year period of the trajectory. 

11.0 Issue raised: no evidence for ‘commitments’ in housing trajectory 

11.1 The Draft HLS Update (June 2019) [ED20] does not provide detailed information on all 

‘commitments’ (i.e. dwellings with permission or under construction) included in the 

housing trajectory as this is not a matter that has been raised by the Inspector in his post 
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hearings advice note.  The suggestion that there is no evidence provided for the source of 

these commitments is incorrect.  Information on the contribution to the commitments in the 

housing supply from both windfall and proposed allocation sites, together with evidence 

demonstrating the deliverability of these sites, has been provided in documents previously 

submitted to the Inspector that form part of the Local Plan Review evidence base ( in 

particular see the January 2019 HLS update appended to hearing statement MH-MDDC-1-5).   

11.2 A number of the LPR site allocations (including the Tiverton Eastern Urban Extension) 

already make significant contributions to the commitment figures, with a number of sites 

already complete or close to completion.   

12.0 Issue raised: modifications to Policy SP2 (Higher Town, Sampford Peverell) (that relate to 

the housing trajectory) would affect the Sustainability Appraisal (SA) scoring and 

sustainability of the site 

12.1 An amendment will be required to the SA to reflect the Devon County Council advice that 

completion of improved access works to the A361 should no longer be a policy requirement.  

However, as set out in the July 2019 SA report [ED21], the proposed modification does not 

give rise to any change to the assessment scoring against sustainability objectives. Similarly, 

the removal of the tie to J27 does not alter the SA scoring.  The Council’s evidence has 

already been presented on Policy SP2 and discussed in detail at the Examination hearings. 

The Inspector’s letter to the Council in October 2018 [ID08] and May 2019 post hearings 

advice note [ID12] set out his conclusions on this matter. The SP2 allocation is included in 

the LPR to address the overall housing need for the district, including the J27 proposal, not 

the need arising from that development alone. 

13.0 Conclusions 

13.1 For the above reasons the Draft HLS update (June 2019) [ED20], along with the 

modifications as suggested by the Inspector in relation to the proposed site allocations ‘Land 

at Colebrook, Cullompton’ (LPR Policy CU21) and at ‘Higher Town, Sampford Peverell’ (LPR 

Policy SP2), represents a sound approach that demonstrates that the Plan is effective and 

deliverable over its period.  In particular, ample provision is made to meet the housing 

requirements in the early years of the LPR.   No further modifications to the LPR are required 

in addition to the amendments that arise from the updated draft Housing Land Supply 

trajectory update June 2019 [ED20] and those modifications already set out by the Inspector 

in his post-hearings advice note [ID12].  
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Participant / 
Examination 
Document Reference 

Comments on Mid Devon District Council’s Draft Housing 
Land Supply Update June 2019 (ED20) and SA Implications 
(ED21) 

Mid Devon District Council’s response to comments made 
by Participant 

Turley (for Gallagher 
Estates) 

The MDDC response does not get anywhere near to 
adequately addressing the Inspector’s “significant concern” to 
satisfactorily demonstrate that a five year supply will be 
demonstrable through the 1-5 and 5-10 year periods following 
adoption of the LP Review. The Council has provided a very 
limited level of detail in the HLS update report, particularly in 
respect of the ‘commitments’ element of supply despite this 
element of the trajectory accounting for over 70% of the 
deliverable housing in this part of the plan period.  
 
 

The Inspector’s concern relates primarily to maintaining a 
five year land supply in light of the delivery timescales for 
the Cullompton Town Centre Relief Road (TCRR) and 
resulting impact on delivery of site allocations at North West 
and East Cullompton. These issues have been addressed 
through the Draft Housing Land Supply Update (June 2019) 
[ED20]. Development that is dependent upon the TCRR is not 
included in the initial five year housing supply. However 600 
homes are deliverable at North West Cullompton before the 
TCRR is completed and a proportion of these contribute to 
the initial five year supply (while making financial 
contributions to the TCRR). 
 
Further comments in relation to individual sites within the 
housing trajectory are provided in the responses below.  
 
Comments on the ‘commitments’ that make up the housing 
supply are provided below. 

Turley (for Gallagher 
Estates) 

The Council provides a review of only four sites that are 
included in the housing supply trajectory we consider a full 
review is required in order to satisfactory address our 
concerns on five year supply and supply over the plan period 
as a whole. 

Three of the four sites reviewed relate specifically to the 
matters raised by the Inspector in his post-hearing advice 
note ID12 (North West Cullompton, East Cullompton and 
Higher Town, Sampford Peverell). The change for the fourth 
site (Land at Colebrook, Cullompton) responds to one of the 
Inspector’s suggested land supply remedies to bring forward 
contingency sites currently restricted without good reason. A 
material change in circumstances since the Examination 
hearings has prompted the Council to review the 
contingency status of this site.  It is currently subject to an 
outline planning application (19/00118/MOUT) which has 
been recommended for approval. In addition, in light of 
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Participant / 
Examination 
Document Reference 

Comments on Mid Devon District Council’s Draft Housing 
Land Supply Update June 2019 (ED20) and SA Implications 
(ED21) 

Mid Devon District Council’s response to comments made 
by Participant 

Devon County Council Highways advice, the site can now 
come forward without the need for additional highways 
infrastructure. The proposed changes address the 
Inspector’s concerns and demonstrate a five year supply can 
be maintained over the Local Plan Review (LPR) period.  The 
Inspector has not indicated that a full review of all sites in 
the housing land supply is required. 

Turley (for Gallagher 
Estates) 

We do not consider that the Council have been reasonable in 
its assumptions with regards to lead in times and delivery rates 
over the plan period. 

Lead in times and delivery rates are informed in the first 
instance by delivery models set out in Housing and Economic 
Land Availability Assessment (HELAA) methodology 
[HOU09]. This follows the approach endorsed by the HELAA 
(formerly SHLAA) panel of industry experts.  The HELAA 
methodology and delivery models are used by Councils 
across the Exeter Housing Market area and are tested at 
planning appeals and recent Local Plan examinations (e.g. 
East Devon Local Plan1).  The HELAA model provides the 
starting point for the Council’s delivery assumptions; 
however in many cases there is clear evidence to indicate 
alternative lead in times or delivery rates on particular sites 
(e.g. build out trajectories provided by developers) and this 
has been incorporated into the LPR housing trajectory 
accordingly. 

Turley (for Gallagher 
Estates) 

Part of our client’s site at Willand is proposed to be allocated 
for 42 dwellings but further land is available. We consider that 
the Council needs to identify additional land to provide an 
adequate level of certainty that the housing needs of the 
District can be met. Site WI1 can be extended and, when 
including the wider area under our client’s control, is capable 

As indicated above, the Housing trajectory provides 
sufficient deliverable sites to meet the Council’s five year 
requirement.   It is noted that site allocation WI1 Land East 
of M5, Willand can provide deliverable housing; but there is 
no need to increase the proposed number of homes 
allocated on this site for the purpose of the LPR’s housing 

                                                           
1
 https://eastdevon.gov.uk/media/1450925/east-devon-report-v1-2.pdf  

https://eastdevon.gov.uk/media/1450925/east-devon-report-v1-2.pdf


4 
Mid Devon District Council’s response to Participants’ comments on the Draft HLS Update June 2019 and SA Implications 

 

Participant / 
Examination 
Document Reference 

Comments on Mid Devon District Council’s Draft Housing 
Land Supply Update June 2019 (ED20) and SA Implications 
(ED21) 

Mid Devon District Council’s response to comments made 
by Participant 

of delivering up to 259 dwellings trajectory and this would be inconsistent with the LPR’s 
strategy for the distribution of new development. 
 
The Council notes the Appeal Decision issued on 29 August 
2019 granting permission for 125 dwellings on a larger site 
incorporating this proposed site allocation WI1 Land East of 
M5, Willand (APP/Y1138/W/18/3214685). These additional 
dwellings will be included within the Council’s housing 
commitments for the 2019/20 monitoring year.  It is noted 
that Turley’s response indicates that they consider that the 
site can make a valuable contribution to housing supply in 
the early period of the local plan (paragraph 4.7). 
 
A previous appeal (APP/Y1138/W/17/3172380) relating to a 
planning application for 259 dwellings on a further extension 
of this site was dismissed in November 2017.  The Inspector 
attached significant weight to the proposal’s conflict with 
the development plan policies relevant to the scale and 
distribution of housing in relation to the size of the 
settlement.  
 
A further extension to the site (e.g. to 259 dwellings) would 
increase the complexity of any scheme coming forward and 
reduce its ability to deliver in the early years of the LPR.  This 
would not therefore address the Inspector’s concerns 
regarding delivery in the initial five year period.  Moreover, 
increasing the number beyond that approved through the 
planning appeal that has been allowed (i.e. 125) is likely to 
run into concerns about the scale of development in relation 
to the settlement. 
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Participant / 
Examination 
Document Reference 

Comments on Mid Devon District Council’s Draft Housing 
Land Supply Update June 2019 (ED20) and SA Implications 
(ED21) 

Mid Devon District Council’s response to comments made 
by Participant 

Turley (for Gallagher 
Estates) 

We request that the Council produce another update to the 
published housing land supply position, properly taking into 
account the comments of the participants (including 
comments made in this representation) and incorporating 
realistic delivery assumptions based on robust evidence 
throughout the trajectory, as requested by the Inspector 

The trajectory as presented incorporates realistic delivery 
assumptions, is based on robust evidence, and responds 
directly to the Inspector’s post hearing’s advice note. 

Turley (for Gallagher 
Estates) 

To ensure sufficient levels of flexibility and to ensure a five 
year housing land supply is maintained, it is our view that the 
Council should take up the Inspector’s suggestion to consider 
extending existing allocations to accommodate more 
dwellings, such as the Policy WI1 site 

A robust five year housing land supply can be maintained 
across the LPR period without the need to extend existing 
allocations.  Sufficient flexibility is provided in the housing 
supply; the LPR makes provision for approximately 17% 
more housing than is required over the LPR period (Draft 
Housing Land Supply Update June 2019 [ED20]). Additionally, 
the Council has provided evidence for the ‘windfall 
allowance’ that would be expected in future years but is not 
shown in the LPR housing trajectory (see Housing Land 
Supply Update January 2019 appended to hearing statement 
MH-MDDC-1-5). Precautionary approaches have been taken 
to the calculation of the five year land supply, including 
applying conservative build out assumptions. It can be seen 
that even when the toughest tests are applied to housing 
supply calculations, a five year supply can be demonstrated 
in the initial 5 years and throughout the LPR period to 2033. 

Turley (for Gallagher 
Estates) 

There is very little detailed information from the Council 
regarding lead in times for the majority of sites within its 
housing trajectory. We are particularly concerned that there is 
insufficient evidence for the ‘commitments’ element of supply 
given that this makes up such a large proportion of their 
overall supply within the plan period.  
 
The assumptions on the supply claimed within the publication 

Comments on the ‘commitments’ that make up the housing 
supply are provided below. 
 
The HELAA model is applied by LPAs across the Exeter 
Housing Market Area, not just Mid Devon and has been 
tested at planning appeals and Local Plan examinations (see 
above).  It has been developed based on the knowledge and 
experience of a range of housing industry experts.  The 
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Participant / 
Examination 
Document Reference 

Comments on Mid Devon District Council’s Draft Housing 
Land Supply Update June 2019 (ED20) and SA Implications 
(ED21) 

Mid Devon District Council’s response to comments made 
by Participant 

are based upon the Council’s ‘HELAA model’ which appears to 
be based on a small evidence base of just three relatively small 
sites (74 to 259 dwellings total) which the Council claim to 
have applied throughout their trajectory. We do not consider 
this is a robust model given the small sample.  
 

recent annual build outs from three sites in Mid Devon set 
out in Table 2 of the January 2019 HLS update are used as a 
comparison against the HELAA model assumptions, they do 
not form the basis of the model. The annual build out on 
these sites (between 50 and 113 new homes for a full year) 
are shown to help demonstrate that delivery rates applied 
by the HELAA market conditions model (25 per year 
maximum) are relatively conservative in the context of 
recent housing delivery in Mid Devon.   

Turley (for Gallagher 
Estates) 

Specific consideration is also required for large outline 
planning permissions (over 500 units), particularly when they 
form a central part of a Council’s spatial strategy, where they 
would be expected to be submitted in outline, and where they 
require significant infrastructure delivery. Notably long lead in 
times can often be seen from proposals of this nature, and the 
Council’s ‘HELAA model’ is not fit for use in realistically 
assessing the deliverability of sites of this scale and nature 
given that it is based on limited evidence of smaller sites. To 
deliver strategic scale schemes of this nature there are 
numerous, and complex steps and barriers to be undertaken 
and overcome.  
 
 
 

As above, the HELAA model is supported by the experience   
of a range of industry experts, not a handful of small sites as 
suggested. The Council recognises that, particularly for large 
strategic sites, there are complexities and hurdles to 
overcome in the process of site delivery which are likely to 
lead to longer lead in times than on smaller sites.  In 
developing the housing trajectory, the Council has taken 
account of the current planning status of allocated sites and 
potential barriers to delivery that must be overcome.  The 
HELAA model applies different assumptions for larger sites 
and those at an earlier stage in the planning process. 
However, where potential for additional delays have been 
identified, the Council has applied caution and moved the 
delivery of certain sites further back in the housing trajectory 
than the HELAA model would indicate.   
 
The Council is taking a pro-active approach for the plan to be 
adopted before progressing with work to deliver major 
allocations and infrastructure. A significant amount of 
preparatory work has already been carried out, including the 
preparation of masterplans, working with applicants to 



7 
Mid Devon District Council’s response to Participants’ comments on the Draft HLS Update June 2019 and SA Implications 

 

Participant / 
Examination 
Document Reference 

Comments on Mid Devon District Council’s Draft Housing 
Land Supply Update June 2019 (ED20) and SA Implications 
(ED21) 

Mid Devon District Council’s response to comments made 
by Participant 

progress planning applications and securing funding for key 
infrastructure from various sources.  Further details are 
provided in the responses below in relation to specific sites. 
    

Turley (for Gallagher 
Estates) 

Turley’s literature review  - lead in times 
 
We have undertaken a literature review of recent industry 
research associated to the issue of lead in times for schemes of 
scale. The sources and conclusions for relevant site sizes are 
summarised below, and relevant extracts can be provided. 
Report Author Site Size Lead In Time 

A Report into the Delivery of Urban Extensions – Hourigan 
Connolly (2014) - 500 + units 8 years from preparation of 
outline to completions 
 
Urban Extensions Assessment of Delivery Rates  - Savills (2014) 
500 + units 5 years from submission of outline to 
commencement of first phase 
 
Start to Finish - NLP (2016) 500 + units 5.3 to 6.9 years from 
submission to first housing delivery 
 
Role of Land Pipelines in Housebuilding - Barratt (2017) 150 
homes or more 5.8 years from acquisition to 
completions 
 

Responses to comments on the delivery of specific sites in 
Mid Devon in relation to this research are provided below. 
 
Turley’s literature review of lead in times for large sites is 
largely consistent with the approach the Council has  taken, 
bearing in mind that two of the three (the Tiverton Eastern 
Urban Extension EUE and NW Cullompton) strategic 
allocations are already in adopted plans, have adopted 
detailed masterplans covering infrastructure phasing and are 
subject to current planning applications. 

 A recent update to Lichfields’ ‘Start to Finish’ report 

referenced in the above table was published in October 2018. 
This included more up to date data, and additional 
sites in the study, and found the following lead in times for a 

Responses to comments on the delivery of specific sites in 
Mid Devon in relation to this research are provided below.  
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Participant / 
Examination 
Document Reference 

Comments on Mid Devon District Council’s Draft Housing 
Land Supply Update June 2019 (ED20) and SA Implications 
(ED21) 

Mid Devon District Council’s response to comments made 
by Participant 

range of site sizes: 
 

 
Turley (for Gallagher 
Estates) 

The conclusion is very clear. The lead in times for housing 
completions delivered on strategic scale residential sites is 
significant in any case. In some cases however, as is relevant to 
this LPA, the process can become more complex and the lead 
in times can be even more substantial than those set out 
above when there are specific issues to resolve; like those in 
Cullompton where work is required to improve the strategic 
highways network, which is out of the control of the applicants 
and/or developers. 
 
We consider that a realistic lead in time from the submission 
of an outline planning application to seeing dwelling 
completions on a site larger than 500 units should be a 

Comments are provided below in relation to individual sites. 
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minimum of 6 years. 
 

Turley (for Gallagher 
Estates) 

Delivery Rates as evidenced by Lichfields report ‘Start to 
Finish’ (2016). 
 
The following average delivery rates for greenfield sites were 
identified within that report: 
 
• On sites of 500 – 999 dwellings, the average annual delivery 
rate was 86 dwellings per annum; 
• On sites of 1,000 to 1,499 dwellings, the average annual 
delivery rate was 122 dwellings per annum; 
• On sites of 1,500 to 1,999 dwellings, the average annual 
delivery rate was 142 dwellings per annum; and 
• On sites of 2,000 or more dwellings, the average annual 
delivery rate was 171 dwellings per annum. 
 
The Council have limited experience in the Authority area of 
the delivery of large sites, or any more reliable dataset to rely 
on in this regard. The Lichfield’s study takes into account 
delivery rates of the Cranbrook new settlement recently 
delivered in Devon. 
 

These are average delivery rates and the Council would 
expect higher than average delivery rates, particularly on the 
East Cullompton site. 
 
The Council has experience of facilitating the delivery of the 
large strategic allocation at Tiverton EUE though the 
development planning and masterplanning processes and 
the determination of planning applications.   
 
The Lichfield’s study (‘Start to Finish’, Nov 2016) also notes 
that Cranbrook achieved a maximum delivery rate of 321 
dpa.   
 
Completion figures provided by the Cranbrook New 
Community Manager in fact show that annual completions 
for full years between 2013 and 2018 averaged 308 and only 
fell below 200 on one occasion (195 in 2016/17). See below: 
 
Period  Completions  
April ’12 – March ’13 196  
April ’13 – March ‘14 412  
April ’14 – March ‘15 363  
April ’15 – March ‘16 294  
April ’16 – March ‘17 195  
April ’17 – March ‘18 276 
 
Source: Cranbrook New Community Manager (see email in 
Appendix C) 

https://lichfields.uk/media/1728/start-to-finish.pdf
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(NB 12/13 does not represent a full year of completions – 
development began May 2012) 

Turley (for Gallagher 
Estates) 

The Report also considers the proportion by which delivery 
rates increase as the site size increases. Overall it is clear that 
the number of outlets will not be a fixed multiplier in relation 
to the delivery of homes. 
 

As noted in the Housing Topic Paper (TP1) and noted in the 
data above, Cranbrook in East Devon demonstrates that 
large urban extensions can achieve significant delivery rates 
when development gets underway. 
 
The number of outlets can also be increased on large sites 
through the delivery of affordable homes by Registered 
Providers and also through custom and self –build homes. 
 

Turley (for Gallagher 
Estates) 

Data from 2018 update to Lichfield’s report points towards 
lower delivery rates: 
 

 
 

As above, these are average delivery rates and the Council 
would expect higher than average delivery rates, particularly 
on the East Cullompton site (see responses below in relation 
to East Cullompton). 
 
The Council highlighted recent delivery rates on large sites 
within the district (at Tiverton and Cullompton) in the 
January 2019 HLS update.  The table below provides updated 
data for  those sites still under construction in 2018/19: 
 
 

Site/ 
Allocation 

Site 
total 

Annual Completions Average 
annual 
completions 

16/17 17/18 18/19 

Farleigh 
Meadows, 
Tiverton 
(TIV6) 

259 57 91 63 70 
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Knowle 
Lane, 
Cullompton 
(CU13)* 

266 20 113 69 91 

 
*commenced April 2016; average taken over complete years 
only (17/18 & 18/19) 
 
These figures demonstrate completion rates for sites in Mid 
Devon significantly above the average rates provided by the 
Lichfield’s report (for comparable sites of between 100 and 
499 dwellings).   The initial phase of the North West 
Cullompton development has come forward as three 
separate sites of a similar size to these sites.  Similarly, the 
Council anticipates that the rest of this allocation and the 
East Cullompton development would come forward as series 
of separate sites.  Further comments on delivery rates for 
individual sites are provided in responses below. 

Turley (for Gallagher 
Estates) 

Market Absorption 
 
Mid Devon’s Local Plan Review (LPR) seeks to plan for 
numerous large housing schemes to come ‘on stream’ and 
start delivering at a similar point in time during the plan period 
– notably at Cullompton. At the point that all of these sites are 
anticipated to deliver, there is potential for the market 
absorption concerns raised by Letwin to materialise. The 
findings of the Letwin report are generalised and likely to be 
even more applicable in a weaker, rural market. It is partly due 
to the ‘Letwin effect’ that we consider a reasonable amount of 
caution should be applied to the delivery from the large 

The Council will work proactively with applicants through the 
planning process (masterplanning and planning applications) 
to help improve delivery rates across housing sites. This will 
include: 
 

 Achieving the right mix of housing (size, type and 
tenure) to best meet local needs through 
appropriate design and phasing of schemes and 
which can increase market absorption in market 
housing. (e.g. LPR Policy S1g, S3). 

 The inclusion of affordable housing in accordance 
with LPR Policy S3 criterion b, where these can be 
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allocations which form the basis of the Council’s spatial 
strategy. 
 

delivered by Registered Providers alongside the 
homes delivered by the principal developer. 

 The inclusion of custom and self-build homes in 
accordance with LPR Policy S3 criterion d, where 
these can be delivered independently alongside 
homes delivered by the principal developer. 

 
See also delivery rates at Cranbrook, above. 
 

Turley (for Gallagher 
Estates) 

The 2019 NPPF Definition of Deliverable 
 
Although the LPR will need to be examined against the policies 
of the original NPPF (March 2012), it is an important 
consideration to note that the revised NPPF will be the 
policy framework against which the Council’s five year housing 
land supply will be tested in applications (and likely appeals) 
immediately following the adoption of the Plan. 
 
The NPPF, updated in July 2018 and again in February 2019, 
shifts the burden of proof that a site is deliverable onto the 
Local Planning Authority, and raises the bar for what 
can be considered deliverable, namely that this needs to 
include ‘clear evidence’. 
 
The 2019 NPPF definition of deliverable and its correct 
interpretation has been considered by Inspectors in multiple 
recent appeal decisions which we consider are highly relevant 
to the assessment of housing land supply in this case.  
 
Immediately upon adoption, the Council will need to be able 

The Mid Devon Local Plan review is being examined against 
the 2012 NPPF and the test of deliverability this sets out 
(and by inference the principles established in the St 
Modwen Court of Appeal Ruling). The Council has updated 
its Housing Land Supply based on what it considers to be a 
realistic prospect of sites delivering completions within five 
years.  National Policy is clear on transitional arrangements 
for plan-making, regardless of NPPF policy for the purposes 
of decision-making.   
 
The 2019 NPPF definition of deliverable assumes that all 
non-major sites with planning permission are deliverable 
unless there is clear evidence to the contrary.  Major sites 
without full planning permission can only be considered as 
deliverable if there is clear evidence that completions will be 
delivered within five years.   The PPG sets out considerations 
that could be applied to assess whether there is clear 
evidence of deliverability.  Evidence submitted by Turley 
indicates that there is a high burden of proof, albeit based 
on a partial survey of appeal decisions at S78 appeal rather 
than Plan making.   
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to defend its supply position against the 2019 NPPF definition 
of a deliverable site. 
 
Considering the NPPF definition of deliverable and 
accompanying guidance, the following principles are 
established from the recent case law: 
 
• The onus is on the LPA to demonstrate ‘clear evidence’ 
(Woolpit, Haslemere); 
• Clear evidence (such as a detailed planning permission or 
signed S106) received post the end of the monitoring period 
(in this case 31st March 2018) should be discounted (Woolpit, 
Haslemere, Bures Hamlet); 
• Emerging allocations should not be considered deliverable 
unless clear evidence is presented, the onus being on the LPA 
to do so (Woolmer, Haslemere); 
• The findings of the St Modwen judgment on sites being 
‘capable of delivery’ in the five year period are superseded by 
the revised NPPF definition of deliverable (Woolpit and 
Woolmer); and 
• Sites with a resolution to grant Planning Permission should 
not automatically be considered deliverable (Bures Hamlet). 
 
The revised NPPF is a material consideration for decision 
taking from the day of its publication, and replaces the policies 
of the first NPPF (March 2012). 

 
Applying such a stringent test at plan making risks 
undermining long term planning or the allocation of strategic 
sites, since such sites inevitably take time to deliver.  Even 
taking account of the 2019 NPPF, there will continue to be a 
need for different approaches in how housing land supply is 
evidenced for plan making and decision making purposes.  
The PPG recognises the difficulties in showing that sites are 
deliverable at the plan making stage and that alternative 
approaches are needed when considering land supply. For 
example, the July 2019 guidance quoted by Turley states 
that for the examination of plan policies ‘The examination 
will include consideration of the deliverability of sites to meet 
a 5 year supply, in a way that cannot be replicated in the 
course of determining individual applications and appeals..’ .   
Elsewhere the guidance states that ‘Plan-makers can use the 
Housing and Economic Land Availability Assessment in 
demonstrating the deliverability of sites’.  This is the 
approach that the Council has followed for the purposes of 
demonstrating the Local Plan housing trajectory: the SHLAA 
(now HELAA) assessment provides the starting point for 
assessing potential site delivery; this has been supplemented 
or superseded as appropriate by new evidence where this 
has come to light on a site by site basis.  This recognises that 
the situation has progressed on a number of sites since the 
SHLAA was undertaken.   
 
The sites which are treated as deliverable in the housing 
trajectory are not dependent upon the Cullompton Town 
Centre Relief Road (TCRR) as confirmed in the Draft Housing 
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Land Supply Update (June 2019) [ED20]. 
 
The Council is confident that if tested at appeal following the 
adoption of the plan, it will be able to demonstrate a five 
year supply in accordance with the 2019 NPPF.  
 
While recognising that there is a higher burden of proof of 
‘deliverability’ under the 2019 NPPF, it should also be noted 
that there are key differences between the Council’s 
approach to demonstrating housing land supply for the Local 
Plan Review and how it would be approached for decision 
making purposes following plan adoption.  For example, for 
the purposes of the LPR housing trajectory, a windfall 
allowance is not included in in order to demonstrate the 
additional flexibility in housing supply.  However, annual 
housing land supply position statements produced following 
adoption of the LPR would include an evidenced windfall 
allowance, in line with the 2019 NPPF. Based on current data 
this would add around 250 dwellings to the housing supply 
(see January 2019 HLS update (appended to hearing 
statement MH-MDDC-1-5). This would continue the 
approach that the Council has previously taken with its 
annual Housing Land Availability (HLA) reports.   Based on 
the 2019 NPPF and latest results of the Housing Delivery 
test, a 5% buffer would also be applied to any assessment of 
housing supply for decision making purposes post-adoption. 

Turley (for Gallagher 
Estates) 

Developable and 6-10 Year Supply 
 
The July 2019 PPG on Housing Land Supply also includes 
guidance on the consideration of 6-10 year supply and what 

In line with this guidance, the Council has used the Housing 
and Economic Land Availability Assessment in demonstrating 
the ‘developability’ of sites in years 6-10 of the plan’s 
housing trajectory. 



15 
Mid Devon District Council’s response to Participants’ comments on the Draft HLS Update June 2019 and SA Implications 

 

Participant / 
Examination 
Document Reference 

Comments on Mid Devon District Council’s Draft Housing 
Land Supply Update June 2019 (ED20) and SA Implications 
(ED21) 

Mid Devon District Council’s response to comments made 
by Participant 

constitutes a developable site. This is highly relevant to 
this representation given the LPR Inspectors concern over 
MDDC 5-10 year supply. 
 
 

 
Where sites have infrastructure constraints, they have been 
treated as developable (to come forward after the initial five 
year period) and subject to the lower test of having ‘a 
reasonable prospect’ of being developed at the point set out 
in the trajectory. 
 

Turley (for Gallagher 
Estates) 

Application of buffer to 5 year supply   
 
The Council has cumulatively under delivered against the 
housing requirement before the LPR has reached adoption. 
 
In addition, the Council have historically persistently under 
delivered against its adopted Core Strategy housing 
requirements. 
 
The HDT measurement for 2018 at Mid Devon is 135% and 
therefore a 5% buffer applies. However the HDT is not 
assessed against the emerging LPR annual housing 
requirement, which, as set out above, the Council have already 
failed to deliver against in four out of the five years to date. 
 

The housing trajectory set out in the Draft HLS update June 
2019 update addresses previous shortfall against LPR 
delivery targets.  
 
Turley’s suggestion that the HDT should not apply for 
determining the buffer in this instance is inconsistent with 
the argument that the 2019 NPPF definition of deliverability 
should apply. 
 
Regardless of whether the HDT should apply in this instance 
(for Local Plan examination proposes), the Council’s view is 
that 5% is the correct buffer to apply based on recent 
housing delivery across the District.  Further details on the 
Council’s reasons for applying the 5 % buffer are set out in 
the January 2019 Housing land Supply Update.  
Nevertheless, the Council has provided an assessment of 5 
year supply with both 5% and 20% buffers and it is 
demonstrated that a five year housing land supply is 
achieved over the plan period in both cases. 
 
The Council has been working with developers to boost 
housing supply and address the shortfall from the early years 
of the plan.   The recent upturn in delivery rates seen in 
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2017/18 (502 completions) has continued into the 2018/19 
monitoring year, in which 444 dwellings were completed (51 
above the Local Plan Review annual requirement). 

Turley (for Gallagher 
Estates) 

Sedgefield vs. Liverpool 
 
We consider the Council should employ the ‘Sedgefield’ 
approach in the calculation of 5 year housing land supply for 
the following key reasons: 
 
• The use of the Liverpool approach to dealing with under-
supply is contrary to the PPG’s recommended approach. 
• Mid Devon has already fallen short of its housing delivery 
requirements since the start of the plan period overall, in four 
out of five monitoring years. 
• There is a danger that by not seeking to deal with previous 
undersupply in the short term, that undersupply will continue 
to be carried forward, with the potential that it will never be 
dealt with or will continue to worsen. This is 
compounded by our concerns in the delayed delivery of key 
strategic allocations set out in Section 3. 
 
The Council provide a review of only four sites that are 
included in the housing supply trajectory and do not provide 
any further review of sites within their June 2019 update, 
against what was suggested by the Inspector.  
 
It is assumed that the TCRR will be completed by the end of 
2023. This timetable has not been clearly evidenced and is 
considered unrealistic given the constraints facing the project 
and the time it will take to deliver. 

The PPG continues that ‘If a strategic policy-making 
authority wishes to deal with past under delivery over a 
longer period, then a case may be made as part of the plan-
making and examination process’ (Paragraph: 031, 
Reference ID: 68-031-20190722, 22 July 2019). The Council’s 
case for applying the ‘Liverpool’ approach to addressing 
shortfall is set out in the January 2019 Housing land Supply 
Update.  The ‘Liverpool’ approach is particularly applicable in 
cases where a large proportion of a Local Plan’s planned 
delivery is on large strategic sites and urban extensions, as is 
the case in Mid Devon. 
 
The Inspector has not recommended a full review of all sites 
within the housing trajectory.  As above, the review of 
selected sites responds specifically to the concerns raised by 
the Inspector. 
 
It remains the Council’s view that the assumed TCRR delivery 
time frame for plan making purposes is a sensible and 
precautionary approach – see further details below. 
 
Responses in relation to the deliverability of individual site 
allocations and existing plan commitments are provided 
below. 
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Turley (for Gallagher 
Estates) 

Cullompton Town Centre Relief Road (TCRR) 
 
We have concerns regarding the assumptions that have been 
made with regard to the timing and deliverability of the key 
infrastructure required to support the delivery of major 
components of the Council’s housing commitments. In the 
Council’s HLS Update it is assumed that the TCRR will be 
completed by the end of 2023. They have presented no 
evidence to support this assumption. 
 
The ability to deliver the TCRR is so fundamentally linked to 
housing delivery that the Council needs to demonstrate 
beyond doubt that the TCRR can be delivered within their 
claimed timescales. Notwithstanding the progression of HIF 
funding, our view remains that there are significant obstacles 
to the delivery of the TCRR which means the Council’s 
timescales are unrealistic and possibly unachievable. 
 
There are no further updates or information to specify the 
milestones for the TCRR. 

No part of the initial 5 year housing land supply is dependent 
on the completion of the Cullompton Town Centre Relief 
Road (TCRR). 
 
The Council is fully aware of the issues to address to ensure 
delivery of the TCRR. The timeframe takes account of the key 
project milestones and the work that must be undertaken to 
achieve these in a timely manner.  
 
The Council has good reason to believe that there is a 
realistic prospect of completion of the TCRR by March 2023. 
The Council has worked closely with DCC Highway Authority 
and Homes England and is satisfied that the TCRR will be 
delivered on time.  
 
The recent email from Homes England (attached to these 
responses in Appendix D) confirms the award of the HIF 
grant (£10million) towards the TCRR and specifies a latest 
completion date of March 2023.  It confirms that the 
deliverability of the project by March 2023 has been 
assessed as part of the Housing Infrastructure Fund 
assessment process and due diligence.   
 
Devon County Council’s current work programme also 
includes a completion date for the project of March 2023.  
Key project milestones for the delivery of the road, agreed 
with DDC, include date of grant of planning permission 
(assumed as September 2020 at the latest), contract entered 
into with contractor (December 2021 at the latest) and 
construction start (April 2022 at the latest). 
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These timeframes align with the precautionary approach the 
Council has taken with the housing trajectory, as presented 
in the Draft HLS Update June 2019 [ED20]; additional 
flexibility is provided by assuming the first completions on 
the East Cullompton allocation occur in the 2023/24 
monitoring year.  
 
The TCRR is key to housing delivery in Cullompton in the 
medium to long term, however it has no bearing on housing 
land supply across the district within the short term (first five 
years). 
 
Housing allocations at Tiverton, Crediton and elsewhere, the 
initial phase (600 dwellings) at North West Cullompton and 
other allocations within Cullompton are not dependent on 
the completion of the TCRR.  These all make a significant 
contribution to housing supply both in the short and medium 
term and throughout the LPR period. 
 

Turley (for Gallagher 
Estates) 

North West Cullompton 
 
The Council rely on first delivery of homes in the 2020/21 
monitoring year from the three applications submitted at NW 
Cullompton 
 
This is considered unrealistic, and contrary to the NPPF 
definition of a ‘deliverable’ site, given primarily that none of 
the schemes are approved and are pending the signing of a 
Section 106, and do not even have a resolution to grant 

The three planning applications currently under 
consideration by the Council represent the first phase (600 
dwellings) of the North West Cullompton development. This 
phase can come forward ahead of delivery of the TCRR. It is 
realistic to include part of this first phase within the housing 
supply for the first five years. Overall, only 249 of the 600 
dwellings in the first phase contribute to the initial five year 
supply, from the three planning applications. Further detail 
on the approach the Council has taken to determining the 
contribution to the initial five year housing supply from the 
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permission subject to the resolution of issues around the 
Section 106s. There are numerous planning stages to 
overcome before delivery, and there is an infrastructure 
burden required to be delivered prior to delivery of homes. 
This site cannot be relied upon to deliver homes in the 
immediate five year period. 
 
All three planning applications went to Committee on 17 April 
2019 and the S106 matters were discussed. It was resolved 
that the applications were deferred subject to 
amended recommendations relating to the S106 package  
 
There has been no further update regarding the above issues 
progression of the S106 Agreements and progression of the 
Section 106 agreements, let alone when the applications will 
be taken back to planning committee for a resolution. 
 
We do not agree with the Council’s short lead in times for 
North West Cullompton…Our view is supported by the 
Council’s own evidence in relation to the Tiverton EUE.  
 
We suggest that it is more logical, and reasonable, that the 
remainder parts of NW Cullompton will come forward later 
than Area B at the Tiverton EUE i.e. after 2026/27. 
 
Trajectory has not made any adjustments since the January 
2019 update  [in response to delays with the three planning 
applications] 
 
Even if the current planning applications are approved 

North West Cullompton allocation is provided in the January  
2019 HLS Update (appended to hearing statement MH-
MDDC-1-5) and Draft HLS update June 2019 [ED20]. Further 
explanation of lead in times and delivery rates is provided 
below. 
 
The two outline applications (17/01170/MOUT and 
17/01346/MOUT) have resolutions to grant permission 
subject to further consideration of S106 items only. The 
Persimmon Homes application (17/01178/MFUL) was 
deferred; however revised plans have now been received.  
All three planning applications will be reported back to the 
Council’s Planning Committee in the Autumn 2019 for 
determination.   
 
The Persimmon Homes planning application (West of 
Willand Road) is a full application and the developer has 
indicated in discussions that they intend to start to build out 
this site at the earliest opportunity and anticipate 
accelerated delivery rates.   The representation from 
Persimmon Homes in response to this consultation (see 
below) indicates that they are satisfied with the Council’s 
trajectory for this part of the development and this is in 
accordance with their intentions for development of the site.   
It is a realistic assumption that delivery of the remainder of 
this first phase will follow on from commencement on the 
Persimmon Homes site. 
 
Comparisons with the Tiverton EUE delivery timeframe are 
not appropriate given that commencement of the Tiverton 
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promptly, we have concerns with the delivery rates predicted 
for the site. 
 
In our view, this site would fail the 2019 NPPF definition of 
deliverability due to the site not currently having planning 
permission. In addition to this, there is no clear evidence that 
housing completions will begin on site within five years. 

EUE Area B is dependent on specific triggers for delivery of 
infrastructure for this development (as set out in LPR policy 
TIV5 for the EUE development).  
 
In respect of lead in times, it should be noted that the first 
phase of the NW Cullompton development has been a 
specific focus for achieving early accelerated delivery of this 
strategic allocation.  Again, comparisons with the EUE 
development are not realistic. The preparatory work for the 
North West Cullompton strategic allocation, including 
adoption of a masterplan, has been underway for a number 
of years.  Delays with planning applications are not 
unexpected and are factored into the overall anticipated 
time frames.  Delivery of the second phase of the NW 
Cullompton allocation from 2024/25 is realistic and in 
accordance with time frames for the TCRR and the 
developer-funded Willand Road link. 
 
In terms of delivery rates, the housing trajectory shows 1350 
dwellings completed at North West Cullompton over a 13 
year period.  This equates to just over 100 dwellings per year 
which is a conservative assumption based on HELAA models. 
The Council expects there will ultimately be a faster rate of 
delivery overall for this allocation. 
 
In reference to the ‘deliverability’ of the site under the 2019 
NPPF, the Council  emphasises again that the LPR is being 
examined under transitional arrangements and that even 
under the 2019 NPPF,  planning practice guidance indicates 
that there will be differences in how housing land supply is 
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assessed for plan making and decision making purposes.   
Notwithstanding this, the Council has received indication 
from Persimmon Homes that the part of NW Cullompton it 
controls will be delivered in line with this trajectory.  The 
Council will use this and any further evidence to 
demonstrate five year housing land supply for decision-
making purposes after the adoption of the plan. The Council 
is confident that this evidence of deliverability will satisfy the 
requirements of the 2019 NPPF. 

Turley (for Gallagher 
Estates) 

East Cullompton 
 
The assumptions that the Council have set are unrealistic given 
the sites planning status and the nature of how development 
will come forward on this site. We have concerns with the 
total annual average delivery rates relied on for a site of this 
scale having regard to the evidence, and consideration of 
market absorption. With the allocations of both NW 
Cullompton and East Cullompton, the Council’s trajectory 
would assume that approximately 200 – 300 dwellings per 
annum will be delivered within Cullompton. We consider that 
the Council have set unrealistic delivery rates. 
 
This site would fail the 2019 NPPF definition of deliverability 
initially due to the site not currently having planning 
permission. Notwithstanding this there is no robust evidence 
to support the suggested trajectory. 
 
As there is currently no planning application submitted, the 
realistic lead in times for a site this large should be a minimum 
of 6 years. Given the lack of reasonable evidence our 

The preparatory work for the East Cullompton strategic 
allocation has been underway for a number of years. The 
Council has, and is continuing, to work pro-actively with 
Devon County Council, Highways Agency, Homes England, 
the site promoters and other key stakeholders.  As set out in 
the Draft Housing Land Supply Update June 2019 [ED20], the 
trajectory for the East Cullompton development has been 
agreed with the land promoters and Highways Authority 
(DCC).    
 
The timeframe for delivery of this allocation takes account of 
the work required at each stage as the site progresses 
through the planning system. The first 500 homes at East 
Cullompton can come forward as part of an initial phase 
once the TCRR is complete.  No part of the East Cullompton 
development is included in the land supply for the initial five 
year period.   
 
Comments on delivery rates in relation to the evidence from 
elsewhere (e.g. Lichfields) are provided above.  The Council 
is confident that a maximum of 200 dwellings per year from 
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assessment is that it would be more reasonable to assume 
delivery for the site will start no earlier than 2027/28 and no 
more than 500 units should be relied upon over the plan 
period. 
 

the East Cullompton site is realistic and is supported by the 
evidence available (e.g. at Cranbrook).  Even when the North 
West and East Cullompton allocations are considered on a 
combined basis, evidence supports this level of delivery.  It 
should be noted that in 2017/18 there were 238 dwellings 
completed in Cullompton; it is reasonable to anticipate that 
this figure could increase to at least 300 annually with the 
addition of two major strategic sites 
 
The East Cullompton development (ultimately forming the 
first phase of the Culm Garden Village) will be a unique type 
of development which may not be representative of existing 
delivery models.  In relation to absorption rates, the Council 
expects this development to be at the forefront of a step 
change in how new homes are delivered with a diverse range 
of products on offer from multiple developers, including 
custom and self-builders and small scale developers 
alongside the volume housebuilders. As shown in the draft 
masterplan SPD, the East Cullompton development will seek 
to promote innovative construction techniques such as off-
site modular construction that can increase choice of house 
types and help deliver new homes more quickly.  As with the 
North West Cullompton allocation, it is anticipated that 
development for this allocation will come forward in a 
phased approach with different planning applications 
covering multiple sites. 
 
While the Council considers the delivery of housing from 
year 6 (i.e. 2023/24) is a realistic and precautionary 
assumption, it is confident that in the event of delays to the 
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East Cullompton allocation coming forward, the overall 
housing provision in the later years of the plan provides 
flexibility to ensure sufficient housing land supply is 
maintained.  This more than meets the requirements of 
paragraph 47(third bullet) of the 2012 NPPF.  
 
Comments on the 2019 NPPF definition of deliverability have 
been provided above.  The site does not contribute to 
housing supply in the initial 5 year period.  As such, even 
under 2019 NPPF requirements, the ‘deliverability’ test 
would not apply.  The ‘reasonable prospect’ test, which 
applies to development from year 6 onwards, would come 
into play under both the 2012 and 2019 NPPF.  As stated 
above, the site promoters support the housing trajectory for 
this allocation, as set out in Statement of Common Ground 
[SCG9]. The masterplanning process for this allocation is 
underway, and public consultation on a draft masterplan 
vision, concept, issues and opportunities took place in 
January 2019. This and other preliminary work undertaken 
with key stakeholders (e.g. in relation to infrastructure 
provision), supports the Council’s view that there is a 
realistic prospect of this allocation delivering housing from 
year 6 onwards. 
 
The assertion made by Turley that delivery for the site will 
start no earlier than 2027/28 and no more than 500 units 
should be relied upon over the plan period is an 
unreasonably pessimistic assumption and no evidence has 
been provided that would support this. 
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Turley (for Gallagher 
Estates) 

Land at Colebrook, Cullompton 
 
Application was deferred at Committee in June; did not go to 
Committee on 31 July, causing further delay. 
 
The Council have not applied unrealistic delivery rates to this 
particular site; however, the lead in time for this application is 
overly optimistic given the current status of the application. 
 
In our view, this site would fail the 2019 NPPF definition of 
deliverability  
 
The Council have been asked to present evidence specifically 
to address concerns around five year supply and no such 
evidence has been made available regarding the immediate 
deliverability of this site. 
 
 
 

The planning application for ‘Land at Colebrook, Cullompton’ 
is at an advanced stage in the process of being determined 
by the Council and on this basis it is reasonable to assume 
that the site will be able to at least partially contribute to the 
initial five year housing supply by delivering development 
from year 3 of the five year supply period. Lead in times 
account for potential delays through the planning process. 
 
The Highway Authority has raised no objection to the 
application and has advised that the development can come 
forward without additional highway infrastructure.  It is 
expected that the planning application will be reported back 
to the Council’s planning committee in the early Autumn 
2019 for determination. 
 
Lead in times and build out follow the conservative HELAA 
‘market conditions’ model assumptions. The Council’s 
response to the issue of the 2019 NPPF definition of 
deliverability has been set out in comments above (i.e. LPR is 
examined under 2012 NPPF and the trajectory is presented 
for plan making purposes).  However, evidence to support 
the deliverability of the site in line with the 2019 
requirements, is provided by the agent acting on behalf of 
the site developer though the response to this consultation 
(see Woolf Bond Planning response below). The agent, on 
behalf of the developer, has also confirmed at the 
examination hearings in February that the site could deliver 
within the five year period. 
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Turley (for Gallagher 
Estates) 

Higher Town, Sampford Peverell 
 
This recent refusal of planning permission is clear evidence of 
considerable uncertainty around the delivery of this site. 
Delivery from this site cannot be relied upon at this time, and 
certainly it would not, in our view, be reasonable to suggest 
that this site can contribute towards the five year housing land 
supply for the authority area on adoption of the plan. 
 
 

The Council’s decision to refuse planning permission is 
specific to the proposal submitted for determination.  The 
principle of the site as being a suitable and sustainable 
location for new residential development has been 
established through the preparation of the Local Plan Review 
and is accepted by the Inspector following the Local Plan 
Review examination hearings.  Main modifications 
recommended by the Inspector would remove previous 
constraints on the timing of the development coming 
forward (as set out in the Draft Housing Land Supply Update 
June 2019 ED20).  Lead in times and build out follow the 
conservative HELAA ‘market conditions’ model assumptions. 
On this basis, it is the Council’s view that it is reasonable to 
assume that delivery of the site can take place within the 
initial five year period. It is understood that there is market 
interest in developing the site. 
 

Turley (for Gallagher 
Estates) 

The ‘Commitments’ Source 
 
There is no breakdown of sites that comprise this source of 
supply. There is, therefore, insufficient evidence to make a 
clear judgement on the soundness of this element of the 
Council’s spatial strategy. 
 
The Council provide a complete lack of justification or clear 
evidence for the inclusion of these dwellings in the five year, 
and plan period supply. 
 
No confidence can be applied to the Council’s assumptions in 
relation to ‘commitments’ owing to the complete lack of detail 

The Inspector has specifically requested revisions to the 
housing trajectory to take account of realistic assumptions 
regarding the delivery of the TCRR.   The Inspector’s Post 
Hearing Advice note has not raised concerns about the 
‘commitments’ element of the housing supply and therefore 
this does not form part of the Draft Housing Land Supply 
update June 2019 [ED20]. In any case, the suggestion that 
the Council has not provided evidence for the inclusion of 
existing commitments is incorrect.  For clarity, further detail 
is provided below. 
 
The Council prepared the January 2019 Housing Land Supply 
(HLS) Update ahead of the February 2019 Examination 
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presented. 
 
Until the Inspector and participants are provided with 
evidence and justification for what makes up this source of 
supply, we consider it should be removed from the Council’s 
supply. 
 

hearings (this was appended to the Council’s hearing 
statement MH-MDDC-1-5 on 5 year supply).  Appendix 2 of 
this document provides a breakdown of the commitments 
included in the housing supply by proposed allocation and 
windfall sites. This shows that of the total 2618 current 
commitments (dwellings with permission or under 
construction), 1851 of these are on proposed allocation sites 
while 767 are on windfall sites. ‘Commitments’ figures for 
each allocated site are set out in Appendix 2. The 605 
dwellings in the commitment figures that are shown by the 
housing trajectory to be delivered outside of the initial five 
year period relate to the outline planning permission on the 
Tiverton EUE allocation (TIV1-5).  This results in 1246 
dwellings from existing commitments on proposed allocated 
sites to be delivered within the initial five year period.  Total 
commitments contributing to the initial five year housing 
supply are therefore made up of 767 (windfall) + 1246 
(proposed allocations) = 2013.  
 
Appendix 4 of the January 2019 HLS update (appended to 
hearing statement MH-MDDC-1-5) sets out evidence to 
support the delivery assumptions for each of the proposed 
allocated sites, including current planning status, planning 
references and development progress to date. This evidence 
supports the commitment figures for proposed site 
allocations set out in Appendix 2.  
 
Evidence for windfall contributions to the commitments 
figures is provided in the Council’s annual Housing Land 
Availability (HLA) summaries; the last three versions of which 
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are included in the Local Plan Review evidence base (see 
MID07 in the Local Plan Examination library for the most 
recent HLA Summary 2018).  Table 5 on page 10 of the HLA 
Summary 2018 [MID07] provides information on the 
contribution from windfall sites to the commitments in the 
housing supply. A breakdown of evidence/delivery 
assumptions for each individual windfall site was deemed to 
be an excessive level of detail to be provided in the January 
HLS update, particularly given the information already 
provided by the HLA summaries and  considering that (as the 
HLA demonstrates) all these windfalls are from small sites 
with permission or under construction. Even under the 
strictest definition of ‘deliverability’ these sites would be 
expected to build out within five years (this is explained in 
the January HLS update – e.g. see paragraph 2.14). The vast 
majority of these windfall sites would not meet the 
definition of ‘major development’ (i.e. less than 10 
dwellings) so would be assumed to be deliverable without 
the need for additional evidence, even under 2019 NPPF 
requirements.  Of the small number of windfall sites 
considered ‘major development’,  none are larger than 30 
dwellings; all have now either commenced, have full or 
reserved matters approval or at the very least have reserved 
matters applications pending.  
 
From the existing evidence provided to the Examination, it 
can be seen that all allocations contributing to the 
commitments figures have reserved matters (or full) 
approval on all or at least part of the site with a substantial 
number of dwellings under construction.  Many of the 
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proposed allocation sites have progressed to the point of 
being close to full completion, while a number are now fully 
built out.   
 

Turley (for Gallagher 
Estates) 

Conclusions 
 
We request that the Council produce another update to the 
published housing land supply position, properly taking into 
account the comments of the participants (including 
comments made in this representation) and incorporating 
realistic delivery assumptions throughout the trajectory, as 
requested by the Inspector. These include for the avoidance of 
doubt: 
 
• Reflecting a realistic lead in time for the allocations reliant on 
the Cullompton TCRR (particularly NW and E Cullompton); 
• Amending the average annual delivery rates at NW and E 
Cullompton to reflect a more realistic and achievable rate 
based on the evidence submitted on delivery rates and market 
absorption; 
• Setting out clear evidence on the deliverability on other 
sources of supply and sites in the Council’s trajectory which is 
currently entirely absent (particularly major sites and the 
‘commitments’ source); 
• Considering the implications of the revised NPPF definition 
of ‘deliverable’ and the housing land supply position following 
the adoption of the LPR. 
 
 
 

Responses to the issues covered by the Turley conclusion are 
provided above.  These responses demonstrate that a 
further updated housing land supply is not needed.    
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DLP Planning (for 
Gleeson Strategic 
Land) 

This is a very narrow response to the Inspector’s note; it does 
not respond to all other matters raised in the Inspector’s Post 
Hearing Advice Note. Consequently, this HLS Update cannot be 
complete and will need to be revisited and picked up through 
the Main Modifications unless the implications of other 
matters raised in the Inspector’s Advice Note.  

 
Such matters include in particular, concerns over the allocation 
of Gypsy and Traveller sites as part of wider housing 
allocations, which has implications for both Gypsy and 
Traveller and general housing delivery, and consequently the 
housing trajectory and 5-year housing land supply.  

The Draft HLS update June 2019 (ED20) responds specifically 
to the concerns raised by the Inspector in relation to the 
housing trajectory.  The Inspector has requested a revised 
trajectory before consideration of potential main 
modifications.  However, the Council has taken account of 
any wider issues raised by the Inspector that would impact 
on the housing trajectory. The Council is currently 
considering potential modifications to the policies relating to 
the provision of Gypsy and Traveller sites and these will not 
adversely impact on the housing trajectory presented in the 
Draft HLS update June 2019 (ED20). 
 
In respect of potential delays on specific sites arising from 
unresolved matters relating to Gypsy and Traveller provision, 
these matters are dealt with in the responses below. 
 

DLP Planning (for 
Gleeson Strategic 
Land) 

Housing Trajectory 
 
Inaccuracies in the housing trajectory 
 
An example of this relates to the Pedlerspool site at Crediton, 
CRE5 which is indicated with a yield of 200 units. This is the 
minimum capacity set out in draft policy CRE5 however the 
outline application has a resolution to grant for a total of 257 
dwellings. It could be argued that this is taking a conservative 
approach to housing land supply but it highlights a disconnect 
between the Development Management and Plan-making 
functions of the Council and demonstrates a lack of 
understanding of the relative stages that many of the sites are 
currently at.  

Inaccuracies in Housing Trajectory 
The Council has clearly taken account of the fact that a 
planning application for the Pedlerspool (CRE5) site is at an 
advanced stage and has a resolution to grant permission 
subject to an S106 agreement.  Indeed, this supports the 
lead in times that the Council has provided for this site, as 
set out in the housing trajectory.   
 
However, for the purposes of the housing trajectory, the 
Council has used the proposed allocation total set out in the 
proposed LPR policy CRE5 (200 dwellings) which is a 
precautionary and not an unreasonable approach, in line 
with the approach the Council has taken previously for other 
sites in a similar situation. For monitoring purposes, the 
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Unrealistic delivery rate (para 2.7) 
 
Unrealistic assumptions as to the rate of delivery of some of 
the sites have also been made. The Pedlerspool application 
17/00348/MOUT achieved a resolution to grant at Planning 
Committee in September 2018. Since then negotiations have 
been ongoing in relation to finalising the s106 planning 
obligation most particularly in relation to the provision of a 
Gypsy and Traveller Site on-site and the implications for 
delivery. The updated housing trajectory assumes a start on 
site in Year 3, 2020/2021. This is now just 20 months’ time 
during which, the s106 must be finalised, reserved matters and 
discharge of conditions applications submitted and approved, 
infrastructure delivery and an anticipated 12 units completed. 
The issue over flexibility with regard to the provision of Gypsy 
and Traveller pitches remains unresolved and is not likely to be 
for some time to come. Discussions over flexibility within the 
s106 have been sought but these have stalled pending the 
outcome of the Local Plan Examination, Main Modifications 
and Inspector’s Report. Despite a resolution to grant received 
in September 2018, progress has been slow in negotiating the 
s106 largely as a result of delays in clarification of the 
allocation of a Gypsy and Traveller site as part of the wider 
market housing allocation. Discussions have now stalled 
pending further progress on the Local Plan Main Modifications 
and persistent requests to meet with the Council to gain an 
understanding of how they intend to respond to the 
Inspector’s Interim Advice Note on the subject have drawn a 
blank. Assuming adoption of the Local Plan within the next 6 

Council is consistent in its approach not to include 
applications with a resolution to grant permission in its 
‘commitments’ figures; therefore the Policy CRE5 site is 
shown in the trajectory as an unconsented allocation. 
Following the signing of the S106 agreement and issue of a 
decision notice, the Council’s monitoring process would 
record this as a planning approval for the appropriate 
number of dwellings and include this within the commitment 
figures for housing trajectory and land supply purposes. 
 
Delivery Rate 
The delivery rates follow conservative HELAA ‘market model’ 
assumptions.  This suggests there will be 62 units from the 
Policy CRE5 site completed within the initial five year period.  
This is not unrealistic given that the outline application 
currently has a resolution to grant permission subject to the 
completion of a S106 agreement. The Council notes that the 
developer’s representation from the 2017 LPR consultation 
states that the site ‘can be brought forward quickly and 
easily’ (ID 6685). The Council is confident that current 
unresolved matters regarding polices for Gypsy and Traveller 
pitch provision - and hence matters relating to the S106 
agreement - can be resolved in a timely manner.   The issues 
raised by the Inspector regarding the on-site provision of 
pitches for Gypsies and Travellers have been considered by 
the Council and further work has been undertaken to 
address these concerns.  However, this work does not form 
part of this current consultation on the housing trajectory, in 
line with the approach requested by the Inspector.  
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months, a more likely trajectory would see delivery of the first 
units on this site in at the beginning of 2022/23, the back end 
of Year 5 at the earliest.  
 
 

The allegation is that the slow progress is as a result of 
delays in clarification of the allocation of a Gypsy and 
Traveller site as part of the wider market housing allocation.   
 
Discussions with the applicant are ongoing, and the Council 
is confident that a solution can be achieved that secures the 
delivery of housing and a more favourable outcome for 
Gypsies and travellers.  This will need to be the subject of a 
S106 agreement.   
 
 

DLP Planning (for 
Gleeson Strategic 
Land) 

NW Cullompton, CU1 - The draft trajectory for the NW 
Cullompton is also considered unrealistic. Current applications 
include: 17/01178/MFUL (200 dwellings, new access, phase of 
link road, primary school site and open space – awaiting 
decision); 17/01346/MOUT (200 dwellings, associated 
infrastructure, open space and full permission for a portion of 
Link  Road – awaiting decision); and 17/01170/MOUT (up to 
200 dwellings, associated infrastructure and access – Phase 1 
of the NW Cullompton Urban Extension – awaiting decision). 
None of these have received planning consent yet and with 
considerable infrastructure to implement the delivery of 
housing units is considered more likely to take place in 
2022/23, Yr5 at the earliest, than the currently projected 
2020/21. None of these early applications for NW Cullompton 
include sites for Gypsy and Travellers as required by the 
proposed policy CU1 despite the requirement for these to be 
delivered ‘in step’ with market housing. Ultimately the issue is 
likely to result in delivery delays with the resulting impact on 
the HLS trajectory if not resolved as soon as possible.  

The Gypsy and Traveller provision for the North West 
Cullompton development is to be delivered at the start of 
the second phase of the development in line with the 
adopted North West Cullompton masterplan SPD.  Therefore 
the three applications referred to by DLP, which make up the 
first phase, are not subject to a requirement for Gypsy and 
Traveller pitch provision. There is no requirement for Gypsy 
and Traveller pitch provision in the emerging S106 
agreements for these planning applications.   
 
The 600 dwellings that make up these three planning 
applications can come forward ahead of the provision of 
major infrastructure, including the TCRR.  The developer 
(Persimmon Homes) of the site subject to an application for 
full planning permission has indicated support for the 
proposed housing trajectory for their site.  The two outline 
applications both have resolutions to grant permission 
subject to the completion of S106 agreements. All three 
applications are set to go back to committee in early 
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 Autumn.  Responses to the comments received from Turley 
(see above) address in depth the issue of lead in times and 
delivery rates for the North West Cullompton development.  
These responses provide further detail to support the 
Council’s anticipated time scales for delivery of these 600 
units and the remainder of the NW Cullompton allocation. 

DLP Planning (for 
Gleeson Strategic 
Land) 

Colebrook, CU21 an outline application 19/00118/MOUT for 
105 dwellings which has also not yet received consent, is 
scheduled to commence in 2020/21. Delivery is considered 
more likely to be 18mths – 2 years away at a minimum and 
therefore more realistically commencing to deliver in 2021/22 
or 2022/23, Yr5. 
 

This is a realistic time frame for delivery given the current 
planning status of this site (see above response to 
representation from Turley for further details).  Developer 
support for the proposed delivery is provided in responses to 
this consultation. 

DLP Planning (for 
Gleeson Strategic 
Land) 

Sampford Peverell, SP2 - Despite its previous recommendation 
for approval in July 2018, the application at Higher Town, 
Sampford Peverell 17/01359/MOUT for 60 dwellings was 
refused at Planning Committee on 31st July 2019. This will add 
significant delays to the delivery of this site. This puts the site 
in jeopardy of delivering any units within the first 5- year 
period of the Plan. 
 

This is a realistic timeframe for delivery given the current 
status of this site for the purpose of the LPR. The site has 
been established as being suitable and available for 
development through the LPR process (see above response 
to representation from Turley for further details).   

DLP Planning (for 
Gleeson Strategic 
Land) 

It is likely that the delivery trajectory is equally unrealistic for 
other sites in the schedule. An adjustment to the draft housing 
trajectory should therefore be made and the resulting housing 
land supply revised accordingly.  
 

Further evidence to support the delivery assumptions on 
each of the LPR proposed site allocations is set out in 
Appendix 2 to the January 2019 HLS update (Appended to 
hearing statement MH-MDDC-1-5).  The January 2019 HLS 
update also includes an explanation for the existing 
‘commitments’ included in the trajectory from both windfall 
and proposed allocation sites.   
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DLP Planning (for 
Gleeson Strategic 
Land) 

Timescale for delivery of the Cullompton Town Centre Relief 
Road (TCRR) 
 
There is a lack of clarify over the timing for delivery of the 
TCRR. The Update Housing Land Supply states at paragraph 2.2 
that the Council has entered into a grant funding agreement 
with Homes England to secure funding through the Housing 
Infrastructure Fund towards the TCRR thereby providing 
greater certainty to this scheme. It goes on to state that it is 
assumed that the TCRR will be completed by the end of 2023. 
Notwithstanding that, the final deal and thereby the required 
certainty which will inform the trajectory still does not appear 
to be in place such that the conditions attached to any deal 
remain unknown. In particular, it is not known what condition 
will be placed on the timeframe by which the funding must be  
used and substantial completion made: The Statement of 
Common Ground SCG10 referenced a condition that use of the 
HIF monies and substantial completion of the TCRR would 
need to take place before March 2021. There is a discrepancy 
here which casts further uncertainty on delivery. This is the 
basis for establishing the trajectory for delivery at NW 
Cullompton and East Cullompton and whilst some slack is built 
into the trajectory, already there have been significant delays.  
 
In order to make the trajectory more robust, the likelihood of 
further delays should be factored in, certainly until the funding 
deal has been finalised, monies released, and a programme of 
implementation put in place.  

 
This makes it even more important that the housing trajectory 

Time frames for delivery of the TCRR are realistic and take a 
precautionary approach for plan making purposes. The 
delivery of the TCRR has no impact on housing land supply 
within the initial five year period. 
 
The Council is fully aware of the issues to address to ensure 
delivery of the TCRR; the assumed timeframes take account 
of the key milestones and the work that must be undertaken 
to achieve these in a timely manner 
 
Homes England has indicated support for the proposed time 
frames (see Appendix D). The Council’s response to the 
representation from Turley (see above) provides further 
detail on the evidence in relation to time scales for TCRR 
delivery and HIF funding.   
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is not updated in isolation from other matters raised in the 
Inspector’s Advice Note such as the decoupling of allocated 
G&T sites from general market housing allocations sites, to 
enable sites beyond Cullompton to come forward quickly and 
easily, freed from unnecessary delivery constraints, to bolster 
supply within the first five-year period.  
 

DLP Planning (for 
Gleeson Strategic 
Land) 

Gypsy and Traveller Sites 
 
The allocation of Gypsy and Traveller Sites as part of wider 
housing allocations, is also an issue of concern raised in the 
Inspector’s Advice Note. The concerns are twofold: the 
delivery of sufficient sites to meet needs and the potential 
problems of delivery for both Gypsy and Traveller and general 
housing, and consequential implications for the housing 
trajectory and 5-year housing land supply. The Inspector’s 
Advice Note sets out the requirement for Main Modifications 
to be made to ensure the need can be met without 
jeopardising delivery of both Gypsy and Traveller 
accommodation and general market housing in the process. 
This is to be achieved by decoupling allocated G&T sites from 
general housing allocations. We have not yet had the benefit 
of a sight of the draft Main Modifications nor are the Council 
willing to discuss their proposed approach or divulge any 
information prior to publication of the Main Modifications. We 
do not therefore know whether what is proposed in this 
respect will be sufficient to avoid further delays and / or 
difficulties with delivery. Discussions to further the s106 to be 
attached to the consent of the Pedlerspool site 
17/00348/MOUT have therefore stalled.  

As stated above, the issues raised by the Inspector regarding 
the provision of Gypsy and Traveller sites have been 
considered by the Council and further work has been 
undertaken to address these concerns. The Council is 
confident that unresolved matters regarding polices for 
Gypsy and Traveller pitch provision can be resolved in a 
timely manner. We do not foresee these issues impacting on 
wider housing land supply.   
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The arguments over this issue have been rehearsed in previous 
submissions and at the Examination hearings. I do not 
therefore intend to repeat them here other than to reiterate 
that unless the shortcomings of delivery are considered in the 
round, including those related to inaccuracies in the trajectory, 
unrealistic timeframes and ensuring that Gypsy and Traveller 
allocations are decoupled from general market allocations, the 
housing trajectory and therefore the housing land supply will 
need to be revisited again at the Main Modifications stage to 
ensure that it is robust.  
 

PCL Planning  
The concern expressed [by the Inspector] was specifically in 
relation to the delivery of the TCRR, and the specific stages 
identified in that process, namely: 
 

 Land Assembly (A CPO inquiry may be necessary)  
 

 Preparation and submission of a planning application 
(and accompanying Environmental Statement no 
doubt)  

 

 Consideration and determination of the planning 
application  

 

 Procurement of contractor  
 

 Commencement of work Completion of work and 
opening of road 

The Council has based the delivery timeframe for the TCRR 
on a precautionary approach that reflects key project 
milestones. The expectations of Homes England in relation 
to the £10m HIF grant (see Appendix D) and Devon County 
Council’s work programme indicate a completion date of 
March 2023 at the latest. These timeframes align with the 
housing trajectory presented by the Council in the Draft HLS 
Update June 2019 [ED20] 
 
As set out in the Draft HLS Update June 2019 [ED20], the 
trajectory for the East Cullompton development, which takes 
account of the delivery of the TCRR, has been agreed with 
the land promoters and the Highways Authority (DCC). 
 
Further explanation for the assumptions behind the TCRR 
delivery timescale and the evidence to support this are 
provided in previous responses (see response to Turley 
representation above).  
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The Council’s response is, effectively, one line contained 
within paragraph 2.2 of the HLS update:  
 
“For the purposes of the Local Plan Review’s housing trajectory 
it is assumed that the TCRR will be completed by 2023.”  
 
No information (at all) is given to justify that assumption - the 
Council have provided no detailed evidence base to support 
their case. 
 
In our opinion, having regard to the stages in the delivery 
process that are summarised above, and being cognisant of 
what remains to be carried out in that process (all of it), then it 
is plain that 2023 is a grossly optimistic assumption that is 
without foundation. 
 
In our opinion the HLS needs to be revised to reflect a 2027/28 
TCRR opening.  
 
Thus, in our opinion the Council’s position in relation to the 
TCRR fails the test of soundness, and it is also evident (on the 
basis of the lack of evidence provided by the Council in 
relation to the ability to deliver the TCRR in a timely manner) 
that a 5 year land supply cannot currently be robustly 
demonstrated. 
 
We therefore consider that it is not possible to find the plan 
sound as currently proposed since it will not be effective, nor 
positively prepared (since it will not meet objectively assessed 

 
PCL Planning has not provided any detailed assessment 
justifying the later delivery of the TCRR in 2027/28.  Land 
assembly, planning applications, procurement and 
construction are all factored in to the amended time frame 
that the Council has worked from.  
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needs) due to the inability to release housing sites in a timely 
manner. In our opinion Main Modifications are necessary to 
overcome this problem. 
 

PCL Planning Whilst not factored into our considerations set out above we 
also point out that despite the offer of Government funding 
for the road there may still be doubts about its’ full funding. 
We note the position of DCC that 600 dwellings can come 
forward from the North West Cullompton allocation ahead of 
completion of the TCRR ‘so long as they make financial 
contributions towards it’ (paragraph 2.7, HLS update). We 
therefore question whether those financial contributions can 
be necessary (having regard to the tests of CIL regulation 122) 
in relation to those 600 dwellings? Surely if the TCRR is 
necessary to serve those dwellings the opening of the TCRR 
needs to precede the occupation of those dwellings? 
Accordingly we question whether, in practice, it will be 
possible to insist on those financial contributions? 
 

Funding is being sought to provide the Cullompton Town 
Centre Relief Road (TCRR) as infrastructure which needs to 
be in place before more than a certain number of houses can 
be built at the town (i.e. more than initial the 600 dwellings 
at North West Cullompton).  The provision of that 
infrastructure releases that additional housing development 
i.e. without it, the additional housing development could not 
come forward and would not be acceptable in planning 
terms.   
 
The purpose of the TCRR in the context of new housing 
delivery is not solely to take traffic away from the town 
centre, although that is a desirable and beneficial 
consequence.  One of the purposes of the TCRR is to address 
concerns about future deficiencies in the existing J28 
infrastructure which would be made more severe by 
additional housing development.  There will be a need to 
increase the capacity of the existing J28 infrastructure to 
cope with the new housing development and the TCRR is 
one of the steps to achieve that.   
 
Current adopted Local Plan policies COR8, COR14, AL/CU/14, 
AL/CU/16 and the Local Plan Review policies S8, CU2 and 
CU12 all support the provision of the TCRR and together 
confirm that housing developers will be required to make a 
financial contribution towards it.   
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The need for the TCRR in connection with housing growth in 
Cullompton also arises as a mitigating measure for the 
impact of the development upon air quality within the town 
centre, an Air Quality Management Area. Current adopted 
Local Plan policy AL/CU/15 requires development in or 
adjoining Cullompton to mitigate its likely impact on the 
Cullompton Air Quality Management Area by contributing 
towards the cost of implementing the Cullompton Air Quality 
Action Plan including the provision of the Eastern Relief Road 
(now known as the TCRR). Similarly Local Plan Review Policy 
S11 criterion c) refers to supporting measures to implement 
the Cullompton Air Quality Action Plan including the 
construction of new highway links to relieve the town 
centre. Individual development allocations in Cullompton 
also refer to requiring measures to mitigate air quality 
impacts from development. Local Plan Review Policy CU20 
supports the use of developer funding via planning 
obligations to deliver the town centre relief road and other 
measures in the Cullompton Air Quality Action Plan.  
 
Section 106 planning obligations are a perfectly acceptable 
and lawful means of doing so.  Indeed, it should also be 
remembered that the urban extensions of Cullompton and 
Tiverton are zero-rated for the purposes of CIL in the 
Council’s draft CIL charging schedule - and it is made clear in 
this document that section 106 obligations will be sought for 
infrastructure provision arising from these developments. 
 
The obligations are necessary to repay the advance funding 
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by the Council (and Homes England) to deliver the 
infrastructure at an early stage.  The alternative would be to 
say that the developers must fund and deliver the 
infrastructure themselves before they can commence their 
developments.  Given the number of sites and developers 
involved, the chances of that happening must be slim.  The 
Council (with the benefit of Homes England funding) has 
therefore agreed to forward fund the delivery of the TCRR, 
but only on the basis that it would be repaid (through 
planning obligations) by the housing developers who stand 
to benefit from it.   
 
Furthermore, the Council can rely on additional powers to 
re-enforce the statutory basis for the agreement, including 
(amongst others) section 111 of the Local Government Act 
1972.  For all these reasons, the Council is satisfied that it 
can proceed lawfully by relying on section 106 obligations 
and is surprised that this comment is made at such a late 
stage in this process when there has been ample opportunity 
to do so at the hearings and during the examination of the 
previous (and sound) local plan.   
 

Persimmon Homes 
South West (PHSW) 
 

PHSW notes that the Council are taking a conservative and 
precautionary approach to the trajectory of housing delivery, 
and that all four approaches using the Liverpool and Sedgefield 
methods (with 5% and 20% buffers respectively) indicate a five 
year housing land supply is available. Whilst PHSW remains 
concerned that a small number of sites are relied upon within 
the plan to deliver the expected housing we endorse taking a 
precautionary approach. 

We note the support from a major housebuilder for the 
Council’s precautionary approach to the housing trajectory 
and recognition that a five year land supply is demonstrated 
in all scenarios presented. 
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Persimmon Homes 
South West (PHSW) 
 

The impact of the Cullompton Town Centre Relief Road (TCRR) 
upon housing delivery in Cullompton is an important 
consideration. It is noted that paragraph 2.2 refers to the 
Council decision (Cabinet) on the 30th May 2019 to enter into 
a grant funding agreement with Homes England to secure £10 
million Housing Infrastructure Fund, and states 
 
“For the purposes of the Local Plan Review’s housing trajectory 
it is assumed that the TCRR will be completed by the end of 
2023”. 
 
The report to Mid Devon District Council’s Cabinet on 30th 
May 2019 states  
 
“The key principles for the funding of the project are set out 
including the total amount (£8.2m Tiverton and £10m 
Cullompton) including definitions of the HIF funded 
infrastructure and the wider project. The latter being the 
homes that will be unlocked as a result of the infrastructure. 
The funding is available until 31st March 2021(Cullompton) 
and 31st March 2022 (Tiverton). Start and completion 
dates are to be included following discussion with Homes 
England”. 
 
The Cabinet report also refers to the Schedules within the 
Agreement. Schedule 3 sets out the milestones, key events, 
and output measures. 
 
Clarification is sought as to whether the HIF money has to be 
spent by the dates quoted above, or is available beyond that 

Homes England is satisfied that the completion of the TCRR 
can be extended to March 2023 if required (see email in 
Appendix D). This indicates that that the funding 
requirements and timescales for the HIF grant align with the 
project delivery timetable.  
 
With regards the reference to Axminster; this is a different 
scheme and a different agreement with Homes England.  
However, it shows that Homes England is prepared to be 
pragmatic and take a flexible approach, e.g. in extending or 
amending timescales.  
 
 
 
 
 
 
 
 
 
 
 
 



41 
Mid Devon District Council’s response to Participants’ comments on the Draft HLS Update June 2019 and SA Implications 

 

Participant / 
Examination 
Document Reference 

Comments on Mid Devon District Council’s Draft Housing 
Land Supply Update June 2019 (ED20) and SA Implications 
(ED21) 

Mid Devon District Council’s response to comments made 
by Participant 

date. The reason this clarification is sought is that PHSW 
experience elsewhere with Homes England/HIF (albeit through 
the Marginal Viability route) has indicated that funding 
available had to be spent by the end of March 2021 (in the 
case referred to, at Axminster, a 12 month extension has been 
agreed to 2022 for the money to be spent). There are obvious 
implications for delivery of the TCRR if a similar approach is 
taken by Homes England in Cullompton, which not only 
impacts upon the TCRR itself but also on the trajectory of 
housing delivery. 
 
 

Persimmon Homes 
South West (PHSW) 
 

With regard to the trajectory of development on PHSW land 
within the NW Cullompton allocation, subject to a timely and 
satisfactory conclusion of the planning process units can be 
delivered in 2020/21. This will accord with the Company’s 
intentions for development of the site. 
 

Comments noted.  Comment supports the Council’s 
proposed trajectory for the first phase of the North West 
Cullompton development. 

Woolf Bond Planning 
LLP for Taylor Wimpey 

My client supports and endorses the modification proposing 
the baseline allocation of land off Colebrooke, Cullompton 
(Site REF CU21). 
 
As set out at paras 2.16 to 2.18 of the HLS Update Paper, the 
site is subject to a current outline planning application for 105 
dwellings and has been recommended for approval by officers.  
The site is deliverable, satisfying the tests at Annex 2 of the 
NPPF and para 007 of the PPG. 
 
We will make the appropriate representations once the main 
mods are published for formal consultation. 

Comments noted. Confirmation of site deliverability 
supports the Council’s proposed housing trajectory for this 
site. 
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Highways England Highways England welcomes the modifications proposed by 
Mid Devon District Council. The changes made to the 
trajectory do appear to reduce the reliance on the delivery of 
the major infrastructure schemes in the early phases of the 
Local Plan.  
 
Over the next few years the level of certainty of delivery of the 
required infrastructure schemes identified within the Plan 
(particularly the TCRR and M5 J28 scheme) is likely to change 
as detailed design, funding and contract procurement 
develops. With this in mind it may be beneficial to consider the 
early review of the Local Plan, perhaps with the review being 
triggered at a point whereby the certainty of scheme delivery 
is better understood. This would give an opportunity to 
reconsider the risks of reliance on major scheme delivery for 
housing land supply and to make further adjustments as 
appropriate to ensure that concerns, such as those raised by 
the inspector, do not apply in relation to subsequent housing 
land supply periods. Policy wording could be incorporated into 
the plan to provide for this eventuality.  

We note that Highways England has welcomed the 
modifications and that the amendments to the trajectory 
reduce the reliance on the delivery of major infrastructure, 
thereby addressing the Inspector’s concerns. 
 
Future strategic planning decisions will take account of new 
infrastructure requirements. The Council has already 
committed to a further LP review at an early stage, as set out 
in the timescales in the Local Development Scheme (SD15 
and ORD03).  In addition, the Council is already engaged with 
future strategic plan making through the Greater Exeter 
Strategic Plan (GESP). 
 

Philip Kerr (Harcourt 
Kerr) 

There remains some flaws in trajectory assumptions that will 
result in a failure to produce the numbers required in the 
places stated. 
 
The numbers are skewed heavily to Cullompton with 
unprecedented levels of production for a ‘market’ town in the 
south west – rising from an average of about 150 pa to 376 in 
the year 2026. We merely point out that the seven year 
production of 300 houses (or more) per annum in Cullompton 
is a complete guess and not supported by any evidence or 

Mr Kerr put forward that 300 houses or more per annum is 
not supported by any evidence or comparison of similar 
sustained delivery in the Exeter HMA. Cranbrook has 
experienced the delivery in excess of 300 dwellings per year 
(see responses to Turley above and email in Appendix C).  As 
stated previously, 238 units were completed during the 
17/18 monitoring period in Cullompton. It is a reasonable 
assumption that this could reach 300 with multiple outlets 
spanning two strategic allocations. 
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comparison of similar sustained delivery on the Exeter Market 
Area. 
 
Indeed if the much heralded GESP (having the effect of 
distributing the future growth of Exeter across a wide radius) 
comes into force then Cullompton will compete with other 
areas and the numbers become more questionable. 
 

The assertion that Cullompton will ‘compete’ with other 
sites misunderstands how the GESP will work. Cullompton 
will not be in competition with other areas; the intention of 
GESP is to take a holistic and strategic view of development 
across the Greater Exeter area and its associated housing 
market. 

Philip Kerr (Harcourt 
Kerr) 

The main town of Tiverton which is the administrative centre 
and a current population of over double Cullompton is 
noticeably deprived of numbers. But sites exist. 
 
Tiverton has already had infrastructure investment in place (to 
facilitate the Eastern expansion) whereas Cullompton has yet 
to implement new roads around the junction which has been 
the single most constraining factor to the release of housing in 
Cullompton for about 10 – 15 years. The delivery of such 
infrastructure still carries risk both in funding and timing. 
 

The Inspector has accepted that the general approach of the 
LPR, directing development and housing in particular to 
Cullompton, in the main, is reasonable in principle.  Large 
sites in Tiverton would also require major additional 
infrastructure. 

Philip Kerr (Harcourt 
Kerr) 

In the Housing Land Supply Update the Council have assumed 
that the Town Centre Relief Road (TCRR) will be delivered by 
the end of 2023 with a planning application expected in the 
autumn 2019. However, it is not clear whether any evidence 
has been provided to justify the delivery of the TCRR by the 
end of 2023 and demonstrate that this assumption if realistic. 
 

Any infrastructure carries risk but as explained in previous 
responses to comments received from Turley, DLP and other 
hearing participants (see above), the Council remains 
confident that the TCRR will be delivered in line with the 
timescales set out. The Council has based the delivery 
timeframe for the TCRR on a precautionary approach that 
reflects key project milestones. The expectations of Homes 
England in relation to the £10m HIF grant (see Appendix D) 
and Devon County Council’s work programme indicate a 
completion date of March 2023 at the latest. These 
timeframes align with the housing trajectory presented by 
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the Council in the Draft HLS Update June 2019 [ED20]. 
 
The Council has taken a proactive approach working with the 
Highways Authority, Homes England and other stakeholders 
to ensure the delivery of this key piece of infrastructure.    

Philip Kerr (Harcourt 
Kerr) 

The revised housing trajectory sets out that the delivery of 
sites at East Cullompton will take place in the base year 
2023/24 (including dwellings prior to April 2024). In the event 
the TCRR is delayed beyond 2023, this could have serious 
implications on the delivery of the allocations at NW and East 
Cullompton, and therefore further sites in other locations such 
as Tiverton which are not reliant on delivery of significant 
infrastructure should be allocated. This will ensure the plan is 
more balanced and provide flexibility to ensure the Council is 
not relying wholly on the large urban extensions in 
Cullompton. 
 

As above, the Council does not intend to alter the strategic 
approach of directing major strategic development towards 
Cullompton. Notwithstanding this, significant development is 
planned for Tiverton and elsewhere that contributes to 
housing provision over the LPR period.  This development 
ranges in size from small allocated sites up to the strategic 
Tiverton Eastern Urban Extension; none of this is dependent 
on the delivery of the TCRR. 
 
As explained in the previous responses to comments 
received from Mr Kerr and other hearing participants (see 
above), the Council is confident that completion of the TCRR 
by March 2023 is a realistic timeframe that reflects a 
precautionary approach and the evidence available.  If delays 
beyond this timeframe did occur, the overall housing 
provision in the plan provides flexibility to ensure sufficient 
housing land supply is maintained. 

Philip Kerr (Harcourt 
Kerr) 

The early years in the plan are most vulnerable to lower 
production whilst infrastructure and pre-conditions on 
consents on existing commitment are satisfied. It is noticeable 
ramping of numbers in the years 2018 to 2023 are inconsistent 
with the previous five years history. 
 

The Council has worked pro-actively in seeking to boost 
housing delivery in response to national policy aims. The 
approach to housing delivery is ambitious but not unrealistic. 
 
The last two monitoring years (2017/18 and 2018/19) have 
seen over 950 completions, 160 above the LPR requirement 
for the two years.  
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Philip Kerr (Harcourt 
Kerr) 

The Council have suggested there are no reasonable 
alternative to the draft main modifications as there are no 
other sites that have realistic prospect of yielding completions 
within five years. However, it is not clear whether further 
consideration / evidence of the deliverability of other sites in 
the District has been provided. 
 

The assessment of alternative strategies and sites has taken 
place over the course of the Local Plan Review process, 
beginning with the SHLAA site assessments back in 2013.   
 
The Inspector has not requested the assessment of other 
sites.  This would require extensive further SA and options 
testing work; it would be disproportionate at this stage of 
Plan making and is not necessary for the purpose of the 
maintaining the housing land supply and trajectory.   

Philip Kerr (Harcourt 
Kerr) 

Detail suggestions: 
 
“concern over TCRR” 
 
Cullompton: should temper the overall production on the 
larger sites of NW and East Cullompton by about 25%. The 
assumption is for five outlets each producing 45+ houses each 
(on average) by 2023 is highly ambitious.  

This is not agreed and the Council’s reasons are provided 
elsewhere in this schedule. The approach to housing supply 
in the LPR is ambitious but not unrealistic; this responds to 
the Government’s call to boost housing delivery.  

Philip Kerr (Harcourt 
Kerr) 

“Bring forward sites that are currently restricted in terms of 
timing with no good reason / not constrained by the link road” 
 
By allocating sustainable sites which are not reliant on 
necessary infrastructure this will provide flexibility in the Plan 
and boost supply in the short term. This will ensure the 
required levels of growth are delivered in the plan period 
whilst providing flexibility and certainty in the event that 
Cullompton urban extensions reliant on the TCRR do not come 
forward. 
 
 
 

As stated previously, a significant part of the housing supply 
and all supply within the initial five year period is not 
dependent on the delivery of the TCRR. 
 
The Council proposes to bring forward the site allocation 
Policy SP2 Higher Town, Sampford Peverell fully within the 
initial five year period of the housing land supply. This 
reflects the Inspector’s proposed policy amendments that 
would remove constraints on early delivery of this site. 
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Philip Kerr (Harcourt 
Kerr) 

“Bringing forward contingency sites’ 
 
Tiverton – a contingency site exists and is able to be brought 
forward and would assist to redress the balance of early 
number delivery between Tiverton and Cullompton. 
 
Note: if Tidcombe Hall and Colebrook Cullompton (as 
suggested by MDDC) are allocated for immediate production; 
then the idea of ‘contingency sites’ ceases to be a necessary 
policy. 

Mr Kerr argues that the contingency site in Tiverton should 
be brought forward. However, its retention as a contingency 
site helps address his first bullet point in that should housing 
delivery fall below expected levels, the contingency site 
could be released at the appropriate time to facilitate 
housing delivery. 
 
Unlike the Colebrook contingency site, there are potential 
barriers to early delivery of the Tidcombe Hall site in line 
with the proposed policy.  This includes a covenant on the 
land that forms the western part of the allocation, which is 
also in separate ownership to the larger part of the 
allocation to the east. 
 

Philip Kerr (Harcourt 
Kerr) 

“Extending allocations to accommodate more dwellings” 
 
Tiverton – Hartnoll Farm : an extension to TUE – infrastructure 
in place 
 
Willand – sites exist as extensions (as suggested) 
 
 

The Council has carried out a comprehensive assessment of 
alternative approaches and sites as part of the Local Plan 
Review process.  Bringing forward the site at Hartnoll Farm, 
Tiverton will require significant additional infrastructure, 
including a link road from Heathcote Way.  Major strategic 
sites such as this would not be in a position to contribute to 
housing land supply in the early years of the LPR.  
 
We note that planning permission has been granted on 
appeal for an extended area of the proposed allocation at 
WI1 Land East of M5, Willand (APP/Y1138/W/18/3214685). 

 Nick Allen Please find my relatively straightforward observations on 
MDDC’s revised Housing Land Supply. 
 
1. I am surprised to see the growing planned over-delivery by 
MDDC’s over the plan period no matter which method of 

The Inspector has accepted the OAN of 7860 (393 pa) but 
states that this should be expressed as a minimum figure.  
The Local Plan makes provision for around 17% more homes 
over the plan period than is required by the OAN.  This 
provides flexibility, ensuring there is a buffer to address any 
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calculation is used. By the end of the period delivery is 9234 
(Appendix 1) as opposed to the OAN accepted by the Inspector 
of 7860. 
 
2. This is despite the further cushion allowed by MDDC’s 
continued non-inclusion of windfall sites (4.2). This non-
inclusion continues to be a source of surprise to me as windfall 
sites have historically made up around 50% of total supply in 
Mid Devon, and broad development in Mid Devon is much 
more in line with the feedback from the Council’s original 
scoping work in respect of the Local Plan than the scale of 
concentration on Cullompton that MDDC has presented. 
 
3. If windfall sites were to be included, the need for mass 
housing sites on the scale MDDC is planning for would be 
considerably reduced. 
 
 

under delivery that may arise due to unforeseen 
circumstances.  This buffer helps address the concerns made 
elsewhere in the comments received from hearing 
participants, e.g. that delays in infrastructure delivery will 
have an impact on the housing trajectory. 
 
The housing trajectory includes windfall sites that already 
have planning permission within the ‘commitments’ figures.   
By not including an allowance for future windfalls, there is 
an additional buffer in the housing supply.  Again, this helps 
address concerns regarding deliverability of sites raised by 
other comments received to this consultation. 
 
The inclusion of windfall sites in the LPR housing trajectory 
would not negate the need for strategic housing sites of a 
significant scale, and which can provide a means to meet the 
overall housing requirement and also help bring forward 
new infrastructure and community facilities. 
 

Nick Allen 4. The planned delivery of housing in East Cullompton implies 
delivery of a new motorway junction by 2026/7. This is a brave 
assumption when the result of the catchment wide 
environmental study is not expected to be available until 2022, 
leaving a very tight window to deliver a project of this scale 
and complexity. It is hard to believe that the study won’t 
throw up significant issues that will compound the difficulty of 
delivery of the junction and indeed the Garden Village as a 
whole. 
 
5. The proposed Relief Road makes no meaningful difference 

The whole catchment study which forms part of the 
‘Connecting the Culm’ project has an anticipated project 
completion date of March 2020. On-going monitoring and 
evaluation work will continue past this date.  This is set out 
in the project update provided to the Economy Policy 
Development Group on 8 August 2019 (Appendix B).  
Timescales for this study have been factored in to the overall 
time frame for the delivery of the TCRR. 
 
The Highway Authority’s (DCC) advice is that 500 homes at 
East Cullompton can come forward ahead of a strategic 
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to the traffic situation to the east of the motorway and so I 
would suggest that delivering even 500 houses ahead of a new 
motorway junction is an error. 
 

highways intervention. 
 
Devon County Council has now submitted a Large Local 
Majors scheme for strategic improvement of Junction 28 
which is currently under consideration by the Department 
for Transport. 
 

Jamie Byrom (for Mr 
Byrom, Mr Dumble 
and Miss Keary) 

1. It is not clear that SP2 needs to be brought forward. 
 

a. We make no comment on the detailed figures in 
ED20, except to note that none of the 5YHLS 
figures shown in Appendix 3 matches the figure of 
7.43 years published in the case officer’s 
Implications Report for Application 
17/01359/MOUT, published c. 22 July 2019. 
 

b. Whichever method MDDC proposes in Appendix 
3, the figure generated suggests that MDDC 
believes it has a secure HLS for the years 2018/19 
- 2022/23. 
 

c. By our calculations, a loss of 60 houses from the 
first five year phase would still allow MDDC to 
show a secure HLS for that period. 

 

The site has been assessed through the SHLAA process 
(HOU01) and is suitable and available for development, and 
capable of being achieved. 
 
The Council has provided justification for the inclusion of site 
allocation SP2 Higher Town, Sampford Peverell in the LPR. 
This is set out in the Council’s hearing statement in response 
to Issue 12 for the examination preliminary hearings (SP2 – 
MDDC – 09 Mid Devon District Council Issues 12 – 16).  
 
The Inspector has indicated no concern over the principle of 
development in this location (reference his letter to the 
Council dated 29th October 2018 – ID08). 
 
The Inspector has indicated in his post hearings advice note 
(ID12) there is no good reason for SP2 to be restricted in 
terms of timing. This is since he considers the existing tie to 
Policy J27 serves no purpose and that the Highway Authority 
has advised that the limitation on development until the 
completion of improved access works to the A361 is 
unnecessary. 
 
The methodology used for calculating the five year housing 
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land supply  for the LPR accords with the approach 
consistent with the 2012 NPPF, against which the LPR is 
being examined under transitional arrangements. This 
approach predates the use of the Government’s standard 
method for assessing local housing need, which has been 
used for the case officer’s report and decision making in 
relation to the current planning application 
17/01359/MOUT. 

Jamie Byrom (for Mr 
Byrom, Mr Dumble 
and Miss Keary) 

2. SP2 is no longer an appropriate option for early build-
out within the proposed Local Plan.  

 
a. Since the Inspector recommended that SP2 be 

built out earlier than planned, the context has 
changed. On 31 July 2019, the MDDC Planning 
Committee refused permission to Application 
17/01359/MOUT.  The application is for 60 
houses on the SP2 site.  
 

b. This refusal is very likely to lead to an appeal.  
 

c. There may be a delay of 6 months before we 
know whether an appeal is to be made.  
 

d. There may be another delay of almost a year 
before an appeal decision can be reached.  
 

e. If that appeal decision were to allow the 
application to proceed, there are existing 
conditions laid down by the DCC Flood Authority 
that a full year’s testing for drainage must be 

The Council’s decision to refuse planning permission is 
specific to the development proposed in planning 
application reference 17/01359/MOUT.  The decision to 
refuse planning permission for this particular scheme does 
not take away that the site is technically capable of being 
developed in the early years of the LPR and that for plan 
making purposes the potential commencement of 
development and build out rate follows the HELAA [HOU09] 
methodology market conditions model. This approach is 
consistently applied across Greater Exeter area and has been 
endorsed by housing industry experts that have helped 
shape the HELAA methodology. The Inspector has remarked 
in his post hearings advice note (ID12) there is no good 
reason for the Policy SP2 Higher Town site to be restricted in 
terms of timing. 
 
The Council has a duty to consider other planning 
applications that could be submitted for the development of 
this site, where potentially, the decision making process 
might have a different outcome. 
 
As such there is no good reason for the timing of 
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conducted on the site and results analysed before 
any work can begin. 

 
f. A developer would need to acquire the site and 

reserved matters would need to be determined.  
It may be years before the first completions are 
made. 
 

g. Paragraph 1.9 of MDDC’s implications paper 
stresses that ‘sites that do not have a realistic 
prospect of yielding completions within the five 
years cannot be considered as reasonable 
alternatives to the measures proposed’. This 
applies NPPF definitions. 
 

h. MDDC must apply the rule given (above) 
consistently when considering the ‘measures 
proposed’ ie when proposing to bring SP2 forward 
for earlier build-out than originally planned. 
 

i. For the reasons given above, SP2 has no realistic 
prospect of yielding the completions indicated in 
Appendix 1 of ED21.   
 

development at the Policy SP2 Higher Town site to be 
pushed back in the housing trajectory.  
 
The housing trajectory shows development at the Policy SP2 
Higher Town site taking place from 2020 / 21. There would 
be an opportunity for a ground water monitoring 
programme undertaken over a preceding 12 month period 
and for this to be approved (in accordance with Devon 
County Council’s advice to the Council its letter dated 16th 
May 2018 to the Council in response to the planning 
application 17/01359/MOUT). 
 
It is understood that there is market interest in developing 
the site. 
 

Jamie Byrom (for Mr 
Byrom, Mr Dumble 
and Miss Keary) 

3. MDDC says in paragraph 1.6 of ED21 that its Main 
Modifications will not have a material change on the 
previous assessment. This cannot be justified for SP2.  

 
a. There are several ways in which a material 

change will be caused to the SA as it relates to 

The Council’s Draft Housing Land Supply Update June 2019 
seeks to bring forward the development of the Policy SP2 
Higher Town site in the trajectory timeline. This in itself does 
not alter the SA scoring for the Policy SP2 Higher Town site. 
 
The SA is an iterative process to help guide the preparation 
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SP2. 
 

b. In 2017, scoring for ‘Infrastructure’ was 
changed (from -1 to 0) for SP2 with the ‘new 
information’ that A361 slip roads should be 
constructed before development can begin at 
SP2.  That has now been reversed – and the 
score should also revert to -1. 
 

c. The other factor involved in amending that 
score was that the LHA had assured MDDC 
that ‘access was achievable’ at the Higher 
Town site. The SA says that ‘Improvement of 
the site access would improve visibility’ and 
this may also have improved the score. 
 

d. But the access arrangements referred to 
above were found to be unsustainable in the 
first iteration of Application 17/01359/MOUT. 
The proposed removal of a considerable 
length of hedgebank was found to harm the 
natural and historic environment.  
 

e. The access preferred by LHA and MDDC was 
dropped in that application as it was deemed 
to be unsustainable. These are very strong 
grounds for saying that the infrastructure 
score may need to drop even further back 
than -1. 
 

of the Local Plan. The scoring can be affected as new 
information becomes available and policies are revised.  
 
Page 145 of the SA Update 2017 (SD03) indicates that the 
scoring for infrastructure in relation to the site at Higher 
Town, Sampford Peverell has been amended from -1/? to 0 
as a result of new information – where there has been 
confirmation that access is achievable and therefore the  
uncertainty has been removed. This is in relation to the 
principle of development on the site and is not specific to a 
particular scheme.   
 
Most recent advice from the Highway Authority (DCC) is that 
there is no need for the provision of new slip roads to the 
A361, which has been acknowledged by the Inspector. The 
SA scoring for ‘infrastructure’ will remain unaffected since 
there is no infrastructure deficit in terms of access to the 
A361 that would need to be mitigated as a result of the 
Policy SP2 Higher Town site allocation. 
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f. It follows that the MMs for SP2 would result in 
a material change.  In December 2016, the 
Head of Planning urged Councillors to allocate 
SP2 as it ‘scored better’ than alternatives. 
These MMs mean alternatives would even 
now be more suitable – if they are needed at 
all (See Section 1 above). 

 
 

Jamie Byrom (for Mr 
Byrom, Mr Dumble 
and Miss Keary) 

4. If the MM proposal to cut the tie between policy SP2 
and J27 is acted upon, then SP2 is no longer 
sustainable as an allocation.  

 
a. I cannot find any evidence in the SA to support 

the Inspector’s assertion that ‘the Policy SP2 
allocation is included so that the overall housing 
requirement can be addressed’. 
 

b. On the contrary, SP2 was included specifically and 
only to meet extra housing needs that were 
identified only following the decision to explore 
an allocation at J27. 
 

c.  The 2018 SA update could not be more clear 
about this. See, for example, pages 11, 26, 52, 85, 
201-202, 227, 342, 369). The ‘tie’ runs through 
the SA. 
 

d. The Inspector found the process by which SP2 was 
allocated to be sound (See ID08, October 2018).  

The Inspector has indicated no concern over the principle of 
development in this location (reference his letter to the 
Council dated 29th October 2018 – ID08). 
 
The Inspector has indicated in his post hearings advice note 
(ID12) that given the Policy SP2 Higher Town site allocation 
is included so that the overall housing requirement can be 
addressed, the tie to Policy J27 serves no purpose and 
reference to it should be removed.  This is reflected in the 
Council’s Draft HLS Update June 2019 (ED20). 
 
The existing policy tie to Policy J27 has no bearing on the 
fundamental sustainability of the site.   
 
The Council has indicated in its hearing statement (SP2 – 
MDDC – 09 Mid Devon District Council Issues 12 – 16) that 
the site is a sustainable location for development, whilst 
acknowledging the sensitivities of the site and that the 
achievement of safe access and pedestrian access to the 
village will need to be addressed at the planning application 
stage. 
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His recommendation to remove the tie between 
SP2 and J27 suggests that he now finds fault with 
SA process.  
 

e. The Inspector’s recommendation and MDDC’s 
proposal to cut the tie between SP2 and J27 must 
be shown to be consistent with the SA process. 
That has not been done. 
 

f. If SP2 and J27 were to be split, then SP2 would 
have no local economic and employment need to 
justify its inclusion. An allocation of 60 houses on 
the SP2 site would conflict with Policies S2, S13 
and S14 in the Proposed Local Plan.  
 

g. In justifying the allocation at SP2, MDDC used the 
NPPF requirement for employment and housing 
to be considered ‘in tandem’.  (SA Update, page 
203). That still applies. Without its tie to J27, SP2 
fails to meet the NPPF requirements.  
 

h. Without a tie to J27, there is no local need that 
justifies building 60 houses at Sampford Peverell. 
This would be a major development (as defined 
by TCP Order 2015).  
 

i. This is exactly why the site was not included in 
2015 before the J27 allocation was proposed.  
MDDC has said so in its SA (see 3c above). It 
would have been unjustifiable then and it will 

 
The removal of the tie to Policy J27 will not affect the SA 
scoring of the Policy SP2 Higher Town site allocation. This is 
since the tie to Policy J27 has played no part in the SA 
scoring for Policy SP2. 
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continue to be unjustifiable until there is firm 
evidence of local need, such as a successful 
application to develop J27 that will create local 
employment.  
 

j. Appendix 1 lists the other rural allocations. This 
shows that the 60 dwellings at SP2 is far and away 
the highest listed. It is disproportionately high. 
That can only be justified – and has only been 
justified – by its tie to J27. The nearest rural 
allocation in terms of numbers is Willand at 42. 
(Willand is much larger than Sampford Peverell. In 
2011 it had 1368 dwellings to Sampford Peverell’s 
537). After Willand, the nearest number of 
proposed new houses is 20 dwellings. Without a 
tie to J27, the SP2 allocation is unsustainable.  
 

k. We note that pages 4-5 of the MDDC implications 
paper, never propose new wording in the SA to 
cater for the tie between SP2 and J27 to be 
removed.  
 

l. We agree that all existing wording should remain 
in the SA to prove that the tie between SP2 and 
J27 was valid and should be retained.  If changes 
were to be made, it would hide evidence that sets 
out the justification for the tie between SP2 and 
J27. 
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Jamie Byrom (for Mr 
Byrom, Mr Dumble 
and Miss Keary) 

5. We are concerned that the Inspector’s findings over 
J27, SP2 and the OAN for housing may be flawed. 

 
a. In his advice note of 21 May (ID12), the 

Inspector discusses policy J27. He says that he 
is ‘content that while the policy ‘makes 
provision’ for various elements, it does not rule 
out a scheme that takes a different format and 
in particular, a less ambitious scheme that 
might not require the Outlet Shopping Village’.   
 

b. But a ‘less ambitious scheme’ may create far 
fewer jobs. The Inspector says in ID12 that the 
OAN is ‘soundly derived’.  But it was based on 
a report by EDGE Analystics in August 2016. 
That report used employment projections in 
line with J27. 
 

c. A ‘flexible’ approach to policy J27 that may 
lead to far fewer jobs means that the OAN has 
not been ‘soundly derived’.  
 

d. The Inspector’s readiness to allow flexibility 
over J27 actually adds to the justification for 
the tie between SP2 and J27 to be retained. 
 

The Inspector seems, in effect, to be saying that the wording 
of a policy (J27) can be interpreted loosely. If that is the case, 
surely the same must apply to the precise wording of policies 
in the rest of the plan. 

The Council has provided evidence in its hearing statement 
MH-MDDC-1-2 that the OAN is based on proportionate 
evidence. 
 
The Inspector has indicated In his post hearings advice note 
[ID12] that he is content the OAN figure of 7860 new homes 
(393 pa) is soundly derived, and acknowledges this overall 
figure reflects the inclusion of the Policy J27 allocation.  
 
The Inspector notes that the Policy SP2 Higher Town site 
allocation is included so that the overall housing 
requirement can be addressed. This is alongside other 
housing allocations in the LPR. 
 
While there is some flexibility in Policy J27 for schemes of a 
different format or that are less ambitious it would not be 
appropriate to make amendment to the OAN figure. This is 
since the Inspector has indicated he does not see the need 
for any changes to Policy J27. 
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Jamie Byrom (for Mr 
Byrom, Mr Dumble 
and Miss Keary) 

1.  The Inspector recommends that the tie between SP2 
and the addition of slip roads on the A361 be cut. This 
recommendation has not been properly justified. 

 
a. The Inspector refers to ‘the helpful 

submissions of the Highway Authority, that the 
limitation on development until the completion 
of improved access works to the A361 is 
unnecessary’.  
 

b. But the expert from the LHA who stated in the 
February 2019 Hearings that the tie was 
unnecessary could not explain, a few minutes 
later, why the tie had been imposed in the first 
place.  
 

c. The LHA officer said that the decision to 
impose the A361 condition in the first place 
was taken by a team that was not represented 
at the SP2 hearing session. 
 

d. The LHA expert was not the best person to 
give a judgment on whether the tie should be 
cut. 

 

The Highway Authority (DCC) is an appropriate provider of 
highways advice to the Council for the plan-making and 
decision taking purposes on planning applications submitted 
for determination. 
 
Most recent advice from the Highway Authority is that there 
is no need for the provision of new slip roads to the A361. 
This has been acknowledged by the Inspector in his post 
hearings advice note [ID12]. 
 
The Council’s Draft HLS Update June 2019 [ED20] reflects the 
Inspector’s comment that criterion b) to Policy SP2 needs to 
be removed. 

Jamie Byrom 
(additional comment 
received 5/9/19) 

Point A –  
i. This relates to Section 1 of my response of 
7/8/19 where I (and my two neighbours) argued that a 
secure supply of housing is in place for the first five 
years of the plan without the inclusion of SP2.  

The Council notes the Appeal Decision issued on 29 August 
2019 granting permission for 125 dwellings on a larger site 
incorporating the proposed site allocation WI1 Land East of 
M5, Willand (APP/Y1138/W/18/3214685).  
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ii. Since making my response on 7/8/19, 
significant new information has been received. Site 
Wi1 in the proposed plan was subject to an appeal 
from a developer who has submitted an outline 
application to build up to 125 houses on the site 
where on 42 were allocated in the proposed Plan. 
iii. That appeal (3214685) was upheld last week. 
This means that the view in paragraph 1.10 of MDDC’s 
draft response ED21 is now out dated. Wi1 should now 
be considered for extra housing within the first 5 
years. 
iv. In theory, up to an extra 83 houses could be 
built on Wi1. As planning permission has been 
secured, it is clearly further ahead than SP2 which is 
currently ‘undeliverable’. 
v. This in turn, reinforces the argument that 
there is no need to bring SP2 forward in the build–out 
sequence. 
vi. When site SP2 was allocated, officers argued 
that sites at Willand should not be considered as 
reasonable alternatives on the grounds that ‘sites in 
Willand were not recommended as Devon County 
Council had advised that development of these sites 
would exacerbate traffic problems prior to planned 
future improvements’. (SA update 2018, page 58).  
vii. The Willand appeal shows that, despite the 
explanation above, the LHA did not object to the 
application for 125 houses on a site that the Local Plan 
would have limited to 42. 
viii. This new information raises doubts about the 

Wi1 Land East of M5, Willand / Planning Appeal allowed / SA  
 
As set out in the Council’s response to Turley, the Council 
does not propose to increase the size of the proposed site 
allocation WI1 Land East of M5, Willand. But, the additional 
housing allowed through the planning appeal will contribute 
to housing supply as a windfall (potentially alongside other 
sites that come forward through the planning process). 
These additional dwellings will be included within the 
Council’s housing commitments for the 2019/20 monitoring 
year.  It is noted in Turley’s response that they consider that 
the site can make a valuable contribution to housing supply 
in the early period of the local plan (paragraph 4.7). 
 
The decisions taken in relation to the planning application 
have no bearing of the scoring of the site through the SA for 
plan-making purposes. 
 
SP2 Higher Town, Sampford Peverell 
 
The Council has provided its response (above) to Mr Byrom 
in relation to the suitability and deliverability of the 
proposed site allocation at SP2 Higher Town, Sampford 
Peverell, and the justification for this site allocation being 
included in the initial 5 years supply in the housing 
trajectory. 
 
There is no need or justification to remove the proposed site 
allocation SP2 Higher Town, Sampford Peverell, in light of 
the appeal decision affecting the proposed site allocation 
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SA process and the grounds given by officers for not 
considering Willand in the allocation process that led 
to the inclusion of site SP2. 

WI1 Land East of M5, Willand. 
 
 
 

Jamie Byrom 
(additional comment 
received 5/9/19) 

Point B –  
i. This relates to Section 4 of my response of 
7/8/19 where I (and my two neighbours) argued that 
SP2 is no longer sustainable as an allocation if its tie to 
J27 is cut.  
ii. I wish to press that argument further by 
showing that it has significant implications for the 
Sustainability Appraisal.  
iii. The Inspector has ruled that the tie that 
currently exists in Policy SP2 and Policy J27 should be 
cut. He has decided that ‘the Policy SP2 allocation 
iv.  is included so that the overall housing 
requirement can be addressed’. He thereby dismisses 
any special relationship between the SP2 site and the 
J27 allocation. 
v. The SA shows that when SP2 was allocated it 
was one of a limited number of sites to be considered. 
The criteria listed for possible additional housing sites 
included a requirement that these had to be 
‘proximate to the development proposal at Junction 
27’.  (See eg SA Update 2018, pages 26 and 41).  
vi. As the Inspector has decided that the tie 
between SP2 and J27 is unsound, it follows that the 
criterion cited in (iv) above was also unsound.  
vii. Even if the criterion about proximity to J27 
was in some way sound in September 2016 when it 

The Inspector has indicated no concern over the principle of 
development in this location (reference his letter to the 
Council dated 29th October 2018 – ID08). 
 
The Inspector has indicated in his post hearings advice note 
(ID12) that given the Policy SP2 Higher Town site allocation 
is included so that the overall housing requirement can be 
addressed, the tie to Policy J27 serves no purpose and 
reference to it should be removed.  This is reflected in the 
Council’s Draft HLS Update June 2019 (ED20). 
 
The existing policy tie to Policy J27 has no bearing on the 
fundamental sustainability of the site.  The removal of the tie 
to Policy J27 will not affect the SA scoring of the Policy SP2 
Higher Town site allocation. This is since the tie to Policy J27 
has played no part in the SA scoring for Policy SP2. 
 
There is no need or justification for re-running the site 
allocation process and amendment to the SA, in light of the 
removal of the policy tie to J27. 
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was applied, but not sound now, the fact remains that 
removing the SP2 tie to J27 now must require that the 
site allocation process should be re-run and that 
reasonable alternative sites be considered from across 
the full Mid Devon district. 
viii. In ED21, MDDC had proposed to make no 
changes to the SA with regard to cutting the tie 
between SP2 and J27. Far from leaving the text 
unchanged, the actual allocation process should be re-
run. Following that lengthy process, the SA text must 
be amended to show which site has been chosen from 
the full range of deliverable sites across Mid-Devon. 
This only applies if it is believed that the 60 houses 
allocated at SP2 are still needed within the life of the 
proposed Local Plan. 

Heather Culpin 1) Both documents assume building on SP2 can happen 
quickly and will therefore contribute to maintaining 
MDDC’s five-year housing supply.  In the summary on 
page 3, and in section 2.21 on page 10, the document 
claims that the site will “fully build out” within the 
initial five-year period.  Additionally ED21 states in 
section 1.7 that the modifications concerning sites 
CU21 and SP2 “do not result in environmental or other 
effects that are of significance in relation to the 
objectives of the Sustainability Appraisal.”  These 
documents were written before the recent decision by 
the planning committee to reject, for a second time, 
the proposal to build 60 houses on that site, despite 
the Implications Report.  The proposal was rejected, 
again, on the grounds of highway safety, visual impact, 

The Council’s decision to refuse planning permission is 
specific to the development proposed in planning 
application reference 17/01359/MOUT.  The decision to 
refuse planning permission for this particular scheme does 
not take away that the site is technically capable of being 
developed in the early years of the LPR and that for plan 
making purposes the potential commencement of 
development and build out rate follows the HELAA [HOU09] 
methodology market conditions model. This approach is 
consistently applied across Greater Exeter area and has been 
endorsed by housing industry experts that have helped 
shape the HELAA methodology. The Inspector has remarked 
in his post hearings advice note (ID12) there is no good 
reason for the Policy SP2 Higher Town site to be restricted in 
terms of timing. 
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and sustainability.  These issues are not going to 
disappear, and are taken seriously by the residents of 
Sampford Peverell and by the Planning Committee.  
We assume the applicant will appeal, which will take 
time, and even if the appeal is eventually successful 
further reptile, drainage and archaeological surveys 
will have to be conducted before any detailed planning 
and work can be considered.  We do not, therefore, 
believe that housing will appear on that site in the 
near future.  It is not a quick win. 

 

 
The Council has a duty to consider other planning 
applications that could be submitted for the development of 
this site, where potentially, the decision making process 
might have a different outcome. 
 
As such there is no good reason for the timing of 
development at the Policy SP2 Higher Town site allocation to 
be pushed back in the housing trajectory.  
 
 

Heather Culpin 1) If the link between SP2 and development at J27 is cut, 
as recommended, there is no reason to build houses 
on SP2 as there is no local need for it.  Even if the link 
is not cut, the inspector’s report makes it clear that 
the development at J27 could be much smaller than 
suggested so far, altering the calculations for the 
quantity of houses needed in the district.  

 

The Council has provided evidence in its hearing statement 
MH-MDDC-1-2 that the OAN is based on proportionate 
evidence. 
 
The Inspector has indicated In his post hearings advice note 
[ID12] that he is content the OAN figure of 7860 new homes 
(393 pa) is soundly derived, and acknowledges this overall 
figure reflects the inclusion of the Policy J27 allocation.  
 
The Inspector notes that the Policy SP2 Higher Town site 
allocation is included so that the overall housing 
requirement can be addressed. This is alongside other 
housing allocations in the LPR. 
 
While there is some flexibility in Policy J27 for schemes of a 
different format or that are less ambitious it would not be 
appropriate to make amendment to the OAN figure. This is 
since the Inspector has indicated he does not see the need 
for any changes to Policy J27. 
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Participant / 
Examination 
Document Reference 

Comments on Mid Devon District Council’s Draft Housing 
Land Supply Update June 2019 (ED20) and SA Implications 
(ED21) 

Mid Devon District Council’s response to comments made 
by Participant 

Heather Culpin 1) The residents of Sampford Peverell are not opposed to 
some housing being built in the parish, but think other 
sites nearer J27 and the station should be considered 
rather than SP2. 

 

The Council has provided an explanation in its hearing 
statement (SP2 – MDDC – 09 Mid Devon District Council 
Issues 12 – 16) about the inclusion of the Policy SP2 Higher 
Town site allocation in the LPR and the consideration of 
alternative sites at Sampford Peverell. The SA Update 2018 
(SA-02) provided clarification of the site selection process. 
 
The Inspector has indicated in his letter to the Council dated 
29th October 2018 [ID08] that he does not share the view, 
expressed by some, that the process by which the Policy SP2 
Higher Town site was selected over others was flawed. The 
Inspector has not indicated in either his letter to the Council 
(ID08) dated 29th October 2018 or his post hearing advice 
note (ID12) that other sites nearer J27 and the station 
should be considered rather than the Policy SP2 Higher Town 
allocation. 
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E������ PDG   
8TH AUGUST 2019

REPORT OF THE HEAD OF PLANNING, ECONOMY AND REGENERATION

CONNECTING THE CULM PROJECT

Cabinet Member(s): Cllr Graeme Barnell
Responsible Officer: Mrs Jenny Clifford, Head of Planning and Regeneration

Reason for Report: To inform members of progress with the Connecting the Culm 
Project 

RECOMMENDATION: That the contents of the report be noted

Financial Implications: The Council has committed £33k from Government 
capacity funding for the Culm Garden Village as match funding to undertake a whole 
river catchment study of the River Culm. The whole river catchment study is 
considered an important part of the evidence base for that project. And will support 
strategic planning for the Culm Garden Village development. 

Legal Implications: There are no legal implications for the Council as the project is 
being managed by Devon County Council as the local partner and accountable body.

Risk Assessment: The project has its own risk assessment which forms part of the 
detailed project business plans. No direct risks to the Council have been identified.

Equality Impact Assessment: The project has its own equality impact assessment 
which forms part of the detailed project business plans

Impact on Climate Change: The project will be modelling the effect of climate 
change on the Culm Catchment. One of the purposes of the project is to help 
mitigate against extreme weather events, both extreme rainfall, and extreme 
drought, and the knock effects on biodiversity. The project focuses on introducing 
natural flood management rather than hard engineering solutions.

Relationship to Corporate Plan: The project will support the corporate objectives 
of:

• Facilitating the housing growth that Mid Devon needs 

• Planning and enhancing the built environment

• Protecting the natural environment

1.0 Introduction

At the meeting of the Economy Policy Development Group on the 13th June, 
members asked that:

a) An update on this project be brought to the next meeting including a 
timetable showing the key steps involved and that all Members in 
the Culm catchment area be copied into this whether or not they 
were on this Group.
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b� The Economic Development Team Leader collate a list of Members’ 
concerns so that evidence could be brought to the attention of the 
relevant authorities.

2.0 Update on the Connecting the Culm Project

The Connecting the Culm project effectively started on the 1st July with the 
appointment of the Project Manager, Steven Johnson. He will be giving 
regular updates on the project and his July briefing is attached as annex 1 for 
reference. In summary, each of the work packages making up the project 
have been procured and project activities will be starting in the next couple of 
weeks once inception meetings have taken place.

3.0 Timetable of key outputs and milestones

At the last Economy PDG members asked for more details on the activities 
and timescales for the project. For the purpose of procuring specialist support 
to undertake the various elements of the project, the project activities have 
been divided into seven lots. 

Lot 1 – ‘Co-creation Specialist’ – This includes the community engagement 
elements of the projects. This will involve workshops and events with 
community and specialist stakeholders to understand the local context and 
engage with residents on local flooding and climate change with the purpose 
of developing with landowners and communities (‘co-creation’) appropriate 
nature based solutions for potential flooding events.  

L�� 1 - Key Output and Milestones T�	
���


1� Develop Stakeholder Engagement Plan and peer review J������ 2019

2� Co-Adapt ‘Adaptive Pathways’ seminar (UK) J�� 2019

3� Working with 900 people across Culm catchment J�� 2019 -Jun 2022

4� Education programme as part of co-creation J�� 2020 – Sep 2021

5� Involving people in nature based/natural process solution 
interventions

A�� 2020-Jul2022

6� Involving 100 people in volunteer monitoring including 
establishing the projects ‘River Watch' scheme.

O�� 2021-Jun 2022

7� Contributing to the production to the 25-year Blueprint for the 
Culm and Co-creation manual  

J�� 2019 -Jun 2022

��� 2 – Whole catchment study of the River Culm and its tributaries and 
associated waterways – including detailed hydrological and hydraulic 
modelling of different rainfall scenarios based on projected changes to the 
climate taking into account the current understanding of climate change, and 
modelling the effect of changes in agricultural practice and housing 
developments. It will also demonstrate where interventions are best placed to 
have the greatest effect in reducing peak water flows.

L�� 1 - Key Output and Milestones T�	
���
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1� Contract Awarded & Work Commences J��� 2019

2� Co-Adapt ‘Adaptation Pathways’ seminar J��� 2019

3� Co-Adapt Transition Roadmaps and Spatial Planning 
seminar

O�� 2019

4� Detailed modelling J��� 2019 – Mar 2020

5� Long-term Spatial Vision for the Culm N�� 2019–(Sept 
2020)

6� Contract Complete M�  2020

��� 3 – Hydrological Monitoring – to provide baseline and ongoing 
monitoring of hydraulic change, soil infiltration and storage, sediment and 
water quality, effects of low flow and effects on groundwater levels.

Lot 3- Key Outputs and Milestones Timescale

1� Extent of contract S�! 2019 – Jun 2022

2�   Review existing data collection, monitoring techniques and 
active monitoring stations on the Culm and collect and 
analyse historic data.

S�! 2019 – Dec 2019

3�   Install additional baseline monitoring stations at key points if 
required

"� end of 2019

4�   Develop a monitoring regime for the Culm
5.   Work directly with EA specialists and with Project Partners in 

Co-Adapt in developing the monitoring regime
6.   Design monitoring systems that match the outcomes that the 

CTC project seeks, specific to the Culm catchment and to 
the emerging needs of the project as the project develops.

"� Oct 2020

7�   Install monitoring systems once these have been agreed. O�� 2020 -  Feb 2022.

8�   Work with the Project Team to Recruit and train 100 
volunteers for the CTC “River Watch” scheme

S�� � Oct 2021

9�   Contribute towards the evaluation of the project and the 
development of Toolkits, on-line resources and other forms 
of dissemination

����o�� throughout 
contract

��� 4 – Co-creation Evaluation Work – evaluation of the success of 
community engagement and ‘co-creation’ of nature based solutions

L�� 4 – Key Outputs and Milestones T�	
���


1� Develop evaluation plan and methodology with project team J������ 2019

2� Co-Adapt ‘Adaptation Pathways’ seminar J��� 2019

3� Establish a baseline to assess current levels of community 
engagement across the Culm catchment in terms of flooding 
and climate change.

J������ 2019

4� Undertake on-going evaluation and monitoring of key 
audiences/ stakeholders through project events and activities  

J�� 2020-Jun 2022

5� Yr1 evaluation report with recommendations ��� 2019

6� Yr 2 evaluation report with recommendations ��� 2020

7� Yr 3 evaluation report with recommendations ��� 2021

8� Final evaluation report J�� 2022
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��� 5 – Nature Based Solutions Specialist – to work with landowners and 
community stakeholders to identify appropriate interventions for natural flood 
management in the three demonstration areas, including individually or in 
combination interventions such as tree planting, leaky dams, attenuation 
features, woodland management, mire restoration, and floodplain 
reconnection.

#$%&'()* of Natural Flood Management Interventions

L�� 5 - Key Outputs & Milestones T�	
���


1� Engaging landowners across the Culm catchment J�� 2019 - Jun 2022

2� Feed into Whole Catchment Study & modelling J�� 2019 - Mar 2020

3� Co-Adapt ‘Adaptive Pathways’ seminar (UK) J�� 2019

4� Co-Adapt Transition Roadmaps and Spatial Planning 
seminar (EU)

O�� 2019

5� Initial nature based/natural process solutions options 
appraisal 

J�� 2019 -Dec 2019

6� Detailed design by co-creation J�� 2020 - July 2020

7� Detailed technical design J��� 2020 - Sep 
2020

8� Construct nature based/natural process solution 
interventions

A�� 2020 -Jun 2022

9� Involving people in nature based/natural process solution 
interventions

A�� 2020 - Jun2022

1+� Production to the 25-year Blueprint for the Culm / Co-
creation manual  

J�� 2019 -Jun 2022
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��� 6 – Education Specialist – to create educational materials and work with 
schools in the area to raise awareness of the issues and engage children with 
the issues of climate change and the process of natural flood management.

K
, Outputs and Milestones T�	
���


8� Co-Adapt ‘Adaptive Pathways’ seminar (UK) J�� 2019

9� Develop education program, materials/resources and liaise 
with schools 

J�� - Apr 2020

1+� Deliver education programme as part of co-creation M�� 2020 - Jul 2021

11� Produce report as contribution to the 25-year Blueprint for 
the Culm / Co-creation manual  

J���S�! 2021

Lot 7 – Habitat Restoration Monitoring – to measure the baseline state and 
change to habitats within the three demonstration sites.

L�� 7- Key Outputs & Milestones T�	
���


12� Collate existing baseline data J�� 2019 - Jun 2020

13� Produce report to feed into whole catchment study ��� 2020

14� Liaise with CTC project team to recruit survey volunteers, 
design volunteer survey methodology

J��� 2019 onwards

15� Monitoring habitat restored/ re-created J�� 2020 – Jun 
2022

16� Final report J��� 2022

Details of each of these packets of work are contained in the procurement 
documents, which have been printed off and are available in the members 
room. The overall timetable and gantt chart for the project is provided as 
annex 4. 

4.0 Collating Concerns 

As requested, the Economic Development Team Leader will collect together 
specific issues that members would like to see addressed through this project. 
These will feed into the development of a Blueprint for whole catchment 
management, which is one of the final outputs of the three year project. There 
will be further opportunities to raise specific concerns relating to the River 
Culm through the stakeholder events and workshops which will be taking 
place from January 2020 onwards. It is proposed that there should be 
stakeholder groups in each of the three project areas, the Upper Culm, Mid-
Catchment (around Cullompton) and Lower Culm and the names of District 
Councillors have been included in the stakeholder list which is being collated 
to inform these groups.

Contact for more Information: John Bodley Scott, 01884 234363 
jbodleyscott@middevon.govuk

Circulation of the Report: Cllr Graeme Barnell
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�-.� of Background Papers: 

Annex 1 – July Briefing Note from Project Manager
Annex 2 – Project Plan and Gantt Chart
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/00:; 1 - Connecting the Culm

Briefing Note: July 2019

Connecting the Culm has been developed by a partnership of organisations 
including Devon County Council, Environment Agency, Mid Devon District Council 
and National Trust and will be led by the Blackdown Hills Area of Outstanding 
Natural Beauty (AONB). The project is starting in earnest July 2019, and has funding 
for three-years, including 40% from partner contributions and 60% funding from the 
European Regional Development Fund, through the Interreg 2 Seas programme.

The aims of Connecting the Culm are to help the River Culm and its catchment 
adapt to climate change by: improving resilience to flood and drought, improving 
water quality, supporting biodiversity and habitat, and involving local people and 
organisations in the process of developing solutions.

Connecting the Culm is part of Co-Adapt, a €7million project involving eight 
European projects (including three in England). The Co-Adapt projects will 
encourage local communities and key organisations to work collaboratively to ‘co-
create’ solutions which improve resilience to climate change. 

As of July 2019, the team who will be delivering the project are in place, 
including over £460k of contractor services, following a recent round of 
procurement. Steven Johnson has been appointed as Connecting the Culm project 
manager and will lead the team of contractors who will focus on specific areas:

• Westcountry Rivers Trust will be leading the development of nature-based solutions 

for the river catchment. They will also be undertaking hydrological monitoring, and 

evaluating the co-creation achieved through the project.

• JBA Consulting will be undertaking a whole catchment study, including modelling 

and analysis to produce a tool which will support sound decision making. This aims 

to identify opportunities and constraints for the design of nature-based solutions, 

improve understanding of how different climate scenarios will impact the river 

catchment, and inform long-term planning.

• Groundwork will be leading the co-creation elements of the project, including 

engaging the public, organisations and stakeholder groups to take an active role in 

the development of solutions.

• Catherine Farnell will be leading education elements of the project, including 

engaging with local schools to improve understanding of the water environment and 

the impacts of climate change

• Devon Biodiversity Records Centre will be monitoring biodiversity and informing 

nature-based solutions for the protection and restoration of habitat in the 

catchment

Please contact Steven Johnson (steven.johnson@devon.gov.uk� with any queries 
a<= see https://blackdownhillsaonb.org.uk/connecting-the-culm/ for project updates.
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1

Benjamin Lucas

From: Jonathan Guscott

Sent: 08 February 2019 16:41

To: Benjamin Lucas

Subject: FW: Cranbrook completions 

Ben 

 

Figures for Cranbrook 

 

Jonathan 

 

From: Thea Billeter [mailto:TBilleter@eastdevon.gov.uk]  

Sent: 03 February 2019 21:27 

To: Jonathan Guscott 
Subject: Cranbrook completions  

 

Hi Jon  

 

As requested, here are the Cranbrook completions figures to March ‘18: 

 

Period  Completions  

April ’12 – March ’13 196  

April ’13 – March ‘14 412  

April ’14 – March ‘15 363  

April ’15 – March ‘16 294  

April ’16 – March ‘17 195  

April ’17 – March ‘18 276  

 

The development started in May 2012 so the first year’s figures aren’t for a full 12 months. For the most part there 

have been 3 developers on-site at one time, although in the peak year (and the following) there were 5 developers 

on site (albeit Persimmon, Charles Church and Westbury were three of them and they are part of the same 

company). The latest projections I have received from Taylor Wimpey and Persimmon, who both use a timber frame 

construction, put them at completing c. 102 - 120 dwellings each per year for the next few years at the town. We 

currently have Galliford Try Partnerships working with Live West (RP, formerly Devon and Cornwall Housing 

Association) on a scheme which for public facing purposes is branded as Linden Homes. They are using block and 

brick and are looking at around 55 dwellings per year.  

 

I recall that before I left MDDC, Barratt David Wilson Homes were building c. 100 homes/yr at their site in 

Cullompton (the second phase of the stuff on the W side of the town – Saxon Fields I think they call it but can’t 

remember the allocation name.). May be worth looking at their figures to see what output in Cullompton can be 

demonstrated from a single volume housebuilder.  

 

I hope that’s helpful. Let me know if you need any more information.  

 

Kind regards  

 

Thea  

Thea Billeter | Cranbrook New Community Manager| East Devon District Council | Council Offices | Knowle | 

Sidmouth | EX10 8HL  



2

Direct dial: 01395 571687 |Mobile: 07583 015255 | Email: tbilleter@eastdevon.gov.uk | Website: 

www.eastdevon.gov.uk  

 

Follow us on Facebook and Twitter 

Subscribe to your East Devon Update for regular news and information about what’s happening at East 

Devon District Council. Choose which topics you’re interested in to get a personalised update.  

Email disclaimer 



APPENDIX D 

 

 

 



1

Benjamin Lucas

From: Assad Hamed <Assad.Hamed@homesengland.gov.uk>

Sent: 21 August 2019 17:34

To: Jenny Clifford

Subject: Cullompton and Culm - HIF

Dear Jenny 
 
Following our meeting last week this is to confirm that an offer letter for the HIF grant award of £10 million towards the 
town centre relief road for Cullompton was issued on 5th March 2019. Since then discussions have been taking place 
over the grant award agreement pre contract and pre draw down conditions. These discussions have progressed 
positively and it is expected that the grant agreement will be entered into with the Council before the end of 
September 2019. Homes England is satisfied that the completion of the relief road can be extended to March 2023 if 
required and through the HIF assessment process has undertaken due diligence over the project and its expected 
delivery. 
 
please let me know if your require anything future. 
 
Regards 
 
Assad 
 
 Assad Hamed - Assurance & Project Management – Housing Infrastructure Fund (HIF) 

Homes England  5 St Philips Place, Colmore Row, Birmingham B3 2PW  

DD: 0121 234 9907  mobile 07825845077 assad.hamed@homesengland.gov.uk 

 

 

 
Homes England is the trading name of the Homes and Communities Agency. Our address for service of 
legal documents is Arpley House, 110 Birchwood Boulevard, Birchwood, Warrington, WA3 7QH. VAT no: 
941 6200 50. Unless expressly agreed in writing, Homes England accepts no liability to any persons in 
respect of the contents of this email or attachments.  
 
Please forward any Freedom of Information Requests to: enquiries@homesengland.gov.uk  
 
CONFIDENTIALITY AND PRIVACY  
This message is intended solely for the addressee and may contain confidential information. If you have 
received this message in error, please reply to this e-mail highlighting the error to the sender, then 
immediately and permanently delete it.  
Do not use, copy or disclose the information contained in this message or in any attachment.  
  
For information about how we process data and monitor communications please see our Personal 
Information Charter.  
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