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Preface 
 
This written evidence report was prepared during the month of July 2014 and then amended in light 
of comments made by the Neighbourhood Plan Steering Group in September 2014.  It is based on 
the published and other documents that were found by or provided to the consultants who have 
prepared the report during July.   
 
It is also important to note that the report represents a snapshot of evidence available at the point 
of drafting.  Further written evidence which becomes available during production of the 
neighbourhood plan will need to be taken into account in addition to that recorded in this report.   
 
Supplementary reports will be published over the coming months as more evidence comes to light 
from local evidence gathering being done through community surveys and consultation.  
 
Any reader that may have recent and relevant evidence to contribute to the neighbourhood 
planning process is invited to contact their parish clerk. 
 
We are grateful to the contributions made to this report by Lisa Turner, officer at the Blackdown 
Hills Area of Outstanding Natural Beauty. 
 

 
Stuart Todd, Director, Stuart Todd Associates and 

Paul Weston, Community Consultant 
October 2014 
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Introduction  
 
Planning policy and proposals need to be based on a proper understanding of the place to where 
they relate, if they are to be relevant, realistic and address local issues effectively.   It is important 
that the neighbourhood plan is based on robust information and analysis of the local area; this is 
called the ‘evidence base’.  Unless policy is based on firm evidence and proper community 
engagement, then it is more likely to reflect the assumptions and prejudices of those writing it than 
to reflect the needs of the wider area and community. 
 
We are advised that “the evidence base needs to be proportionate to the size of the neighbourhood 
area and scope and detail of the Neighbourhood Plan. Other factors such as the status of the current 
and emerging Local Plan policies will influence the depth and breadth of evidence needed. It is 
important to remember that the evidence base needs to reflect the fact that the plan being produced 
here will have statutory status and be used to decide planning applications in the neighbourhood 
area. It is necessary to develop a clear understanding of the neighbourhood area and policy issues 
covered; but not to review every piece of research and data in existence – careful selection is 
needed.”1 
 
The parish council already has a good understanding of some of the key issues of relevance to the 
local community and to the development of a neighbourhood plan.  There are also plenty of sources 
of information available which set the relevant national and area-wide policies which set the context 
for the neighbourhood plan.  These include: 
 
• the Government’s National Planning Policy Framework (NPPF) and National Planning Practice 

Guidance (NPPG); 
• the ‘strategic’ planning policies being produced by East Devon District Council (EDDC) through its 

Local Plan (covering the whole District) and the Villages Development Plan Document (Villages 
DPD); and, 

• the Blackdown Hills Area of Outstanding Natural Beauty’s (AONB) documents such as policy on 
renewable energy installations and design guidance for houses.     

 
These all provide valuable background and context that needs to be understood before the 
neighbourhood plan can be prepared.  To complement these and broaden our understanding of the 
parish and its community we have also referred to a number of other documents which are listed in 
this report.  A description of some of the main planning documents and how they relate to 
neighbourhood planning as a whole are set out below (in the section ‘Key Planning Documents’). 
 
This report aims to provide a synopsis of the written evidence base.  This includes an appraisal of key 
plans, policies, programmes, strategies, surveys, studies and data produced at District, BHAONB and 
parish levels.   
 

                                                                 
1 Neighbourhood Planning Roadmap, Locality, 2013 - http://locality.org.uk/resources/neighbourhood-planning-roadmap-
guide/  

http://locality.org.uk/resources/neighbourhood-planning-roadmap-guide/
http://locality.org.uk/resources/neighbourhood-planning-roadmap-guide/
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It is important to recognise that this report provides a snapshot in time of available documented 
evidence.  There may be other written reports and data which become available in due course which 
do not currently feature in this report but which may need to be taken into account as the 
neighbourhood plan develops. 
 
Evidence gathered through consultation with the community through events, discussion and the 
community survey is documented in other reports.   
 
All of this evidence will be considered together in due course to help identify the key themes, the 
Vision and Objectives and policies for the draft neighbourhood plan.   
 
We have extracted that which we consider is most relevant from these written sources and 
summarised them under a series of topic headings.  These topics have been derived for the 
neighbourhood plan’s sustainability framework which the parish will need to apply to test its policies 
and proposals, in sustainability terms, as the plan develops.  There is further explanation of how the 
topics have been derived below. 
 
Deriving Topics 
 
The topics under which the written evidence base has been analysed are based on the plan’s 
sustainability framework.2  The written evidence base report is structured in this way to enable the 
sustainability appraisal or strategic environmental assessment (if required) of the neighbourhood 
plan to be undertaken in an expedient way by providing the majority of the baseline information 
required for an SA / SEA at this early stage in the plan’s development.   
 
The topics in this report are as follows: 
 
• Natural Environment (landscape, flora, fauna, flood risk, biodiversity, habitats, geology) 
• Built and Historic Environment (cultural heritage, historic buildings, conservation areas, 

archaeology, settlement characteristics and vernacular, built form and design) 
• Energy and Low Carbon (renewable energy, energy efficiency, carbon emissions) 
• Transport and Accessibility (public transport, rights of way, parking) 
• Population and Housing (socio and demographic characteristics, affordable housing needs, social 

housing and intermediate housing needs, housing market and prices, housing stock and types, 
development potential and capacity, historic completion rates, planning site histories and 
applications) 

• Economy and Employment (qualifications, key economic activities and sectors, local businesses / 
employers, size of business, average incomes, those not in employment education or training 
(NEETs), economically active population, unemployment)  

                                                                 
2 The framework (set out as an appendix to this report) is based upon the key themes identified in the 
sustainability appraisal (SA) undertaken for the AONB Management Plan, which itself has its roots in the 
strategic environmental assessment (SEA) which underpins the emerging East Devon Local Plan.    
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• Society, Community Facilities and Services (culture and arts, health, GPs, dentists, social and 
elderly care, crime, services and infrastructure (e.g. water supply capacity and waste water 
treatment), local facilities such as sport, halls, pitches, leisure, recreation, park facilities)  

• Waste and Minerals (quarries, minerals supply areas, waste production, facilities and recycling) 
 
Key Planning Documents 
 
As identified above, there are a number of key planning documents which are relevant to most of 
the topic areas analysed in this report.  Each topic analysed in this report focuses first on 
summarising the key parts of these planning documents in relation to those topics so that the policy 
context is set out.    However, it is important to understand, in more general terms, what these 
documents are and what they do.  Therefore, the following section provides a brief explanation of 
each of these key planning documents.   
 
National Planning Policy Framework 
 
The National Planning Policy Framework (NPPF) is the Government’s planning policies and guidance 
for England, setting the parameters within which the planning system, local planning authorities and 
Neighbourhood Plans should work and be set.  In effect, together with relevant statutory legislation, 
the NPPF along with its companion National Planning Practice Guidance (NPPG) set out the ‘rules’ 
within which the planning system has to operate.   
 
The NPPF is set within the context of delivering sustainable development, therefore setting out a 
‘presumption in favour of sustainable development’3.  All of its ‘three dimensions’ to sustainable 
development have a close relationship with people and housing.   
 
“There are three dimensions to sustainable development: economic, social and environmental. These 
dimensions give rise to the need for the planning system to perform a number of roles:  
 
• an economic role – contributing to building a strong, responsive and competitive economy, by 

ensuring that sufficient land of the right type is available in the right places and at the right time 
to support growth and innovation; and by identifying and coordinating development 
requirements, including the provision of infrastructure; 

• a social role – supporting strong, vibrant and healthy communities, by providing the supply of 
housing required to meet the needs of present and future generations; and by creating a high 
quality built environment, with accessible local services that reflect the community’s needs and 
support its health, social and cultural well-being; and 

• an environmental role – contributing to protecting and enhancing our natural, built and historic 
environment; and, as part of this, helping to improve biodiversity, use natural resources 

                                                                 
3 See paragraph 14 of the NPPF for the definition of the ‘presumption in favour of sustainable development’. 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf  

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
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prudently, minimise waste and pollution, and mitigate and adapt to climate change including 
moving to a low carbon economy”.4 

 
Translating this to what it means for Neighbourhood Plans, it states that “neighbourhoods should: 
 
• develop plans that support the strategic development needs set out in Local Plans, including 

policies for housing and economic development; 
• plan positively to support local development, shaping and directing development in their area 

that is outside the strategic elements of the Local Plan; and, 
• identify opportunities to use Neighbourhood Development Orders to enable developments that 

are consistent with their neighbourhood plan to proceed.”5 
 
It is important to be mindful of paragraphs 183-185, which set out the planning context within which 
Neighbourhood Plans should work.   
 
“Neighbourhood planning gives communities direct power to develop a shared vision for their 
neighbourhood and deliver the sustainable development they need. Parishes and neighbourhood 
forums can use neighbourhood planning to: 
- set planning policies through neighbourhood plans to determine decisions on planning applications; 
and 
- grant planning permission through Neighbourhood Development Orders and Community Right to 
Build Orders for specific development which complies with the order. 
 
Neighbourhood planning provides a powerful set of tools for local people to ensure that they get the 
right types of development for their community.  The ambition of the neighbourhood should be 
aligned with the strategic needs and priorities of the wider local area.  Neighbourhood plans must be 
in general conformity with the strategic policies of the Local Plan.  To facilitate this, local planning 
authorities should set out clearly their strategic policies for the area and ensure that an up-to-date 
Local Plan is in place as quickly as possible.  Neighbourhood plans should reflect these policies and 
neighbourhoods should plan positively to support them.  Neighbourhood plans and orders should not 
promote less development than set out in the Local Plan or undermine its strategic policies. 
 
Outside these strategic elements, neighbourhood plans will be able to shape and direct sustainable 
development in their area. Once a neighbourhood plan has demonstrated its general conformity with 
the strategic policies of the Local Plan and is brought into force, the policies it contains take 
precedence over existing non-strategic policies in the Local Plan for that neighbourhood, where they 
are in conflict. Local planning authorities should avoid duplicating planning processes for non-
strategic policies where a neighbourhood plan is in preparation.” 6 
 

                                                                 
4 National Planning Policy Framework (DCLG), paragraph 7, page 2 
5 Paragraph 16, NPPF, 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf 
6 Paragraph 184, NPPF, Department for Communities and Local Government, 2012 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
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National Planning Practice Guidance  
 
The National Planning Practice Guidance (NPPG) amplifies the policies in the NPPF and provides 
detailed or technical guidance where necessary by answering a series of ‘frequently asked 
questions’.  It contains explanations of the main processes that a neighbourhood plan must go 
through and also sets out the ‘basic conditions’ with which a neighbourhood plan must comply 
before being ‘made’, which are as follows.   
 
“Only a draft neighbourhood Plan or Order that meets each of a set of basic conditions can be put to 
a referendum and be made. The basic conditions are set out in paragraph 8(2) of Schedule 4B to the 
Town and Country Planning Act 1990 as applied to neighbourhood plans by section 38A of the 
Planning and Compulsory Purchase Act 2004. The basic conditions are: 

a. having regard to national policies and advice contained in guidance issued by the Secretary 
of State it is appropriate to make the order (or neighbourhood plan).  

b. having special regard to the desirability of preserving any listed building or its setting or any 
features of special architectural or historic interest that it possesses, it is appropriate to make 
the order. This applies only to Orders.  

c. having special regard to the desirability of preserving or enhancing the character or 
appearance of any conservation area, it is appropriate to make the order. This applies only to 
Orders.  

d. the making of the order (or neighbourhood plan) contributes to the achievement of 
sustainable development. 

e. the making of the order (or neighbourhood plan) is in general conformity with the strategic 
policies contained in the development plan for the area of the authority (or any part of that 
area).  

f. the making of the order (or neighbourhood plan) does not breach, and is otherwise 
compatible with, EU obligations.  

g. prescribed conditions are met in relation to the Order (or plan) and prescribed matters have 
been complied with in connection with the proposal for the order (or neighbourhood plan).”7 

 
East Devon Local Plan (Saved and Emerging) 
 
As a result of the planning system going through significant changes in recent years in terms of the 
statutory planning documents that need to be produced (including those produced by the local 
planning authority), formally, the ‘development plan’ policies for East Devon are those which have 
been ‘saved’ and which were part of the East Devon Adopted Local Plan 1995 – 2011 (adopted in 
2006)8.  The majority of policies in the Local Plan were ‘saved’ in 2009 as a result of a ‘Direction’ 
from the Secretary of State for Communities and Local Government.  The policies are saved until 
replaced by new policies in an adopted Local Plan.  A new Local Plan is currently in preparation (see 
below).   
 

                                                                 
7 Paragraph 065, National Planning Practice Guidance, DCLG, 2014 
8 See http://www.eastdevon.gov.uk/forwardplan1995-2011.htm#top for further details. 

http://www.legislation.gov.uk/ukpga/2011/20/schedule/9/enacted
http://www.legislation.gov.uk/ukpga/2011/20/schedule/9/enacted
http://www.eastdevon.gov.uk/forwardplan1995-2011.htm#top
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Until the new Local Plan is adopted, these saved policies will continue to have some ‘weight’ in the 
decision making process.  The weight will vary with the degree to which the policy is still relevant in 
terms of evidence and national policy. 
 
East Devon District Council is currently developing a new Local Plan which, when adopted, will 
replace the saved policies from the adopted Local Plan.  At the time of compiling this report, the 
emerging Local Plan is mid-Public Examination, with the Inspector of the Plan requiring further work 
to be done on the Plan before proceeding with the Examination, scheduled for re-convening in 
October 2014.9 
 
The new Local Plan, when adopted, will set the strategic context and statutory development plan 
strategic policies with which the neighbourhood plan needs to be in ‘general conformity’.  The 
neighbourhood plan will not be able to contest an overall scale, broad location or site specific 
housing allocations deemed as ‘strategic’ in the adopted Local Plan.  Other policies deemed as 
‘strategic’ and identified in Part 1 of the emerging Local Plan will also need to be used as the policy 
framework within which the neighbourhood plan is set.  These strategic policies can only be 
amplified or given ‘granularity’ (further detail) in the local context where they provide added value 
in policy terms.  Part 2 of the emerging Local Plan sets out development management policies which 
can be changed or added to in the local context in the neighbourhood plan where justified by 
evidence and policies add value (not repeating policy coverage elsewhere).  Part 3 of the emerging 
Local Plan sets out East Devon District Council’s position in relation to how they will encourage local 
communities to get involved in neighbourhood planning.  Much of this part of the emerging Local 
Plan sets out advice and guidance on the process of developing a neighbourhood plan but there is 
one policy, NP1 ‘Neighbourhood Planning in East Devon’, which states: 
 
“East Devon District Council will support and encourage Parish and Town Councils, and if accepted in 
law local community groups (Neighbourhood Forums), to produce Neighbourhood Plans for their 
Parishes and/or defined neighbourhoods. 
Neighbourhood Plans must show how they implement the strategic policies (Part One) of this Local 
Plan but can choose to supersede or over-write all or any of the Development Management Policies 
(Part Two) of this plan.”10 
 
Blackdown Hills Area of Outstanding Natural Beauty (AONB) Management Plan 
 
The principal guidance document for conserving and enhancing the AONB.  Local authorities have a 
statutory duty to prepare a management plan for AONBs at 5-year intervals, and in practice the 
AONB Partnership fulfils this duty for them.  The current management plan runs from 2014-2019 and 
has been adopted by each local authority covering the AONB.  It provides a strategic framework to 
help guide all activities affecting the AONB as far as conserving and enhancing natural beauty is 
concerned. 
 

                                                                 
9 Further information on the Plan’s progress is available via the following link - 
http://www.eastdevon.gov.uk/localplan  
10 p.240, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 

http://www.eastdevon.gov.uk/localplan


21 
 

Structure of Topic Sections 
 
Following these introductory sections, this report sets out, for each of the topics, the following: 
 
• Sources of evidence used (which lists documents reviewed for the report and their weblinks) 
• Strategic written evidence (setting out the main aims, objectives and / or policies of key planning 

documents relevant to the parish) 
• Local written evidence (for the parish, setting out the following) 

o Main aims, objectives and / or policies of key documents relevant to each parish 
o Local level data (not already identified from documents above) 
o Parish characteristics (a short statement of what the parish is like, for that topic) 

• Key Questions and Messages (which are relevant to the neighbourhood plan, arising from the 
written evidence reviewed) 
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Natural Environment 
(landscape, flora, fauna, flood risk, biodiversity, habitats, geology) 

 

Sources of evidence used in this section 
Document / Data Title 

and Date 
Author Weblink 

National Planning Policy 
Framework, 2012 

Department for Communities 
and Local Government 

https://www.gov.uk/governme
nt/uploads/system/uploads/att
achment_data/file/6077/21169
50.pdf 

National Planning Practice 
Guidance, 2013 

Department for Communities 
and Local Government 

http://planningguidance.planni
ngportal.gov.uk/  

National Character Area 
Profiles: Blackdowns and Devon 
Redlands, 2014 

Natural England www.naturalengland.org.uk/pu
blications/nca/default.aspx 

Devon Waste Local Plan 
(adopted 2006) 

Devon County Council http://www.devon.gov.uk/inde
x/environmentplanning/plannin
g-
system/planning_minerals_and
_waste/waste_planning/waste
_local_plan-2.htm  

Devon Minerals Local Plan 
(adopted 2004) 

Devon County Council http://www.devon.gov.uk/inde
x/environmentplanning/plannin
g-
system/planning_minerals_and
_waste/minerals_planning/min
erals_local_plan.htm 

Devon Biodiversity Action Plan 
(The Nature of Devon: a 
Biodiversity and Geodiversity 
Action Plan.) 

Devon County Council http://www.devon.gov.uk/inde
x/environmentplanning/natural
_environment/biodiversity.htm 

East Devon Adopted Local Plan 
2006 (Saved Policies) 

East Devon District Council http://www.eastdevon.gov.uk/f
orwardplan1995-2011.htm#top 

East Devon Local Plan 
(Proposed Submission 
(Publication) November 2012 
Incorporating Changes 
Consulted on 23rd August to 7th 
October 2013) 

East Devon District Council http://www.eastdevon.gov.uk/l
ocalplan 

Devon landscape character 
assessment 2008-2012 

Devon County Council/ 
East Devon District Council/ 
Blackdown Hills Area of 

www.devon.gov.uk/index/envir
onmentplanning/natural_envir
onment/landscape/devon-
character-areas/dca-east-

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
http://planningguidance.planningportal.gov.uk/
http://planningguidance.planningportal.gov.uk/
http://www.naturalengland.org.uk/publications/nca/default.aspx
http://www.naturalengland.org.uk/publications/nca/default.aspx
http://www.devon.gov.uk/index/environmentplanning/planning-system/planning_minerals_and_waste/waste_planning/waste_local_plan-2.htm
http://www.devon.gov.uk/index/environmentplanning/planning-system/planning_minerals_and_waste/waste_planning/waste_local_plan-2.htm
http://www.devon.gov.uk/index/environmentplanning/planning-system/planning_minerals_and_waste/waste_planning/waste_local_plan-2.htm
http://www.devon.gov.uk/index/environmentplanning/planning-system/planning_minerals_and_waste/waste_planning/waste_local_plan-2.htm
http://www.devon.gov.uk/index/environmentplanning/planning-system/planning_minerals_and_waste/waste_planning/waste_local_plan-2.htm
http://www.devon.gov.uk/index/environmentplanning/planning-system/planning_minerals_and_waste/waste_planning/waste_local_plan-2.htm
http://www.devon.gov.uk/index/environmentplanning/planning-system/planning_minerals_and_waste/minerals_planning/minerals_local_plan.htm
http://www.devon.gov.uk/index/environmentplanning/planning-system/planning_minerals_and_waste/minerals_planning/minerals_local_plan.htm
http://www.devon.gov.uk/index/environmentplanning/planning-system/planning_minerals_and_waste/minerals_planning/minerals_local_plan.htm
http://www.devon.gov.uk/index/environmentplanning/planning-system/planning_minerals_and_waste/minerals_planning/minerals_local_plan.htm
http://www.devon.gov.uk/index/environmentplanning/planning-system/planning_minerals_and_waste/minerals_planning/minerals_local_plan.htm
http://www.devon.gov.uk/index/environmentplanning/planning-system/planning_minerals_and_waste/minerals_planning/minerals_local_plan.htm
http://www.devon.gov.uk/index/environmentplanning/natural_environment/biodiversity.htm
http://www.devon.gov.uk/index/environmentplanning/natural_environment/biodiversity.htm
http://www.devon.gov.uk/index/environmentplanning/natural_environment/biodiversity.htm
http://www.eastdevon.gov.uk/forwardplan1995-2011.htm#top
http://www.eastdevon.gov.uk/forwardplan1995-2011.htm#top
http://www.eastdevon.gov.uk/localplan
http://www.eastdevon.gov.uk/localplan
http://www.devon.gov.uk/index/environmentplanning/natural_environment/landscape/devon-character-areas/dca-east-devon.htm
http://www.devon.gov.uk/index/environmentplanning/natural_environment/landscape/devon-character-areas/dca-east-devon.htm
http://www.devon.gov.uk/index/environmentplanning/natural_environment/landscape/devon-character-areas/dca-east-devon.htm
http://www.devon.gov.uk/index/environmentplanning/natural_environment/landscape/devon-character-areas/dca-east-devon.htm
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Document / Data Title 
and Date 

Author Weblink 

Outstanding Natural Beauty devon.htm 
East Devon Strategic Flood Risk 
Assessment, 2008 

East Devon District Council http://www.eastdevon.gov.uk/
env028-
eastdevonstrategicfloodriskass
essmentreport.pdf 

Blackdown Hills AONB 
Management Plan 2014-2019, 
2014 

Blackdown Hills Area of 
Outstanding Natural Beauty 

www.blackdownhillsaonb.org.u
k/management-plan.html 

What makes a view? 2013 Blackdown Hills Area of 
Outstanding Natural Beauty 

www.blackdownhillsaonb.org.u
k/views.html 

Dunkeswell Parish Plan, 2011 Dunkeswell Parish Council http://www.dunkeswell.net/pa
rish%20plan.htm  

 

‘Strategic’ Written Evidence 
 
The following sections summarise the main strategic documents and key policies which will need to 
inform the development of the Neighbourhood Plan.  Some other key documents are ‘signposted’ 
and should be considered if necessary to help to fill gaps in contextual understanding, following 
completion of further local research. 

 

General Natural Environment 
 
National Planning Policy Framework 
 
Section 11 focuses on conserving and enhancing the natural environment while the preceding 
section 10 is concerned with meeting the challenge of climate change, flooding and coastal change. 
 
The following paragraphs11 are of most relevance to the natural environment in broad terms: 
 
109.  The planning system should contribute to and enhance the natural and local environment by: 
• protecting and enhancing valued landscapes, geological conservation interests and soils; 
• recognising the wider benefits of ecosystem services; 
• minimising impacts on biodiversity and providing net gains in biodiversity where possible, 

contributing to the Government’s commitment to halt the overall decline in biodiversity, 
including by establishing coherent ecological networks that are more resilient to current and 
future pressures; 

 

                                                                 
11 NPPF, Department for Communities and Local Government, 2012 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf 

http://www.eastdevon.gov.uk/env028-eastdevonstrategicfloodriskassessmentreport.pdf
http://www.eastdevon.gov.uk/env028-eastdevonstrategicfloodriskassessmentreport.pdf
http://www.eastdevon.gov.uk/env028-eastdevonstrategicfloodriskassessmentreport.pdf
http://www.eastdevon.gov.uk/env028-eastdevonstrategicfloodriskassessmentreport.pdf
http://www.blackdownhillsaonb.org.uk/management-plan.html
http://www.blackdownhillsaonb.org.uk/management-plan.html
http://www.blackdownhillsaonb.org.uk/views.html
http://www.blackdownhillsaonb.org.uk/views.html
http://www.dunkeswell.net/parish%20plan.htm
http://www.dunkeswell.net/parish%20plan.htm
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
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110.  In preparing plans to meet development needs, the aim should be to minimise pollution and 
other adverse effects on the local and natural environment. Plans should allocate land with the least 
environmental or amenity value, where consistent with other policies in this Framework. 
 
113.  Local planning authorities should set criteria based policies against which proposals for any 
development on or affecting protected wildlife or geodiversity sites or landscape areas will be judged. 
Distinctions should be made between the hierarchy of international, national and locally designated 
sites, so that protection is commensurate with their status and gives appropriate weight to their 
importance and the contribution that they make to wider ecological networks. 
 

Natural England National Character Areas12 
 
National Character Areas (NCAs) divide England into 159 distinct natural areas. Each is defined by a 
unique combination of landscape, biodiversity, geodiversity and cultural and economic activity. Their 
boundaries follow natural lines in the landscape rather than administrative boundaries, making them 
a good decision making framework for the natural environment. 
 
NCA profiles provide a broad range of information that can be used by individuals and communities 
to help achieve a more sustainable future. The profiles include a description of the ecosystem 
services provided in each character area and how these benefit people, wildlife and the economy. 
They identify opportunities for positive environmental change (statements of environmental 
opportunity) and provide the best available information and evidence as a context for local decision 
making and action. 
 
Except for the far western part of Broadhembury parish which lies in the Devon Redlands NCA (NCA 
148), all the area falls within Blackdowns NCA (NCA 147).   
 
Relevant statements of environmental opportunity for Blackdowns NCA: 
 
SEO 2: Protect and manage the tranquil, enclosed valleys and the network of streams, springs and 
associated semi-natural habitats set within a farmed landscape, for the maintenance and 
enhancement of livelihoods, public enjoyment and ecosystem services. 
SEO 3: Protect and manage the open, exposed character of the ridgetop plateaux and the associated 
rich cultural heritage. Plan for the restoration and extension of semi-natural habitats and promote 
and create opportunities to enhance public understanding and enjoyment. 
SEO 4: Protect the relatively unsettled, rural character of this nationally important landscape, 
maintaining open skylines and historic settlement form. Reflect the local vernacular and geodiversity 
in new development and encourage provision of high-quality green infrastructure. 
 
The statements of environmental opportunity for the Devon Redlands are very similar. 

 

                                                                 
12 www.naturalengland.org.uk/publications/nca/default.aspx 
 

http://www.naturalengland.org.uk/publications/nca/default.aspx
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Devon Waste Local Plan (adopted 2006) 

 

POLICY WPC2: DEVELOPMENT CONTROL CONSIDERATIONS 

Proposals for waste development will be assessed having regard to the following considerations: 

1. Any adverse impact arising from the proposal on: 

(a) the environment, including biodiversity, earth science interest, landscape and the historic 
environment considerations; 

(b) the best and most versatile agricultural land; 

(c) the likely traffic generated by the proposal, and the overall effect on the highway network; 

(d) the water environment with particular reference to the protection of groundwater resources and 
the effects of the proposal on flood risk; 

(e) the recreational use of the area to include effects on Public Rights of Way; 

(f) the health and amenity of nearby residents; 

(g) the likely generation of noise, vibration, odour, fumes, dust, litter, scavengers and vermin; 

(h) the risk to aircraft from bird strikes or structures; and 

(i) Mineral Consultation Areas. 

2. Any benefits arising from the proposal, in particular: 

(a) the effects of the development on the local, regional and national economy and environment; 

(b) the extent to which any extension to existing tipped areas would achieve a net benefit to the local 
landscape; and 

(c) opportunities for the introduction of alternatives to road transport. 

3. Where the application is likely to give rise to material planning objections: 

(a) the local need for waste management facilities to meet the demand identified by Devon’s BPEO 
studies as embodied in the Municipal Waste Management Strategy for Devon; and 

(b) the regional need for waste management facilities to meet the demand identified by the Regional 
Waste Strategy for the South West . 

4. Where relevant, information will also be required on: 

(a) the proposed working programmes; 

(b) proposals for the restoration and aftercare of the site; 

(c) the type and location of any plant; and 
(d) the relationship of the proposal to existing waste management facilities. 
 
POLICY WPP15: AREAS NOT COVERED BY SPECIFIC POLICY DESIGNATIONS 
Regardless of whether an area has been designated by specific environmental policies, proposals for 
waste management facilities which would cause demonstrable harm to the: 
• landscape 
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• historic character 
• local nature conservation importance 
• recreational value 
• archaeological value 
will not be permitted unless: 
(i) all the impacts of the proposed development have been adequately assessed; and 
(ii) there is an overriding need for the facilities that would outweigh that harm; and 
(iii) there are no reasonable, less damaging solutions; and 
(iv) the development incorporates satisfactory provision for: 
• the mitigation of its impacts in the form of habitat creation/re-creation, conservation of geological 
or other features, and any subsequent beneficial management 
• the recording, excavation and subsequent reporting of any historic or archaeological sites or 
features to be affected 
 
East Devon Adopted Local Plan (Saved Policies) 
 
Policy S5 (Countryside Protection) 
 
The countryside is defined as all those parts of the plan area outside the Built-up Area Boundaries for 
towns and villages shown on the Proposals Map.  The ‘countryside’ also specifically excludes areas 
that may not currently be developed but have been explicitly allocated for a specific use in plan 
policy.  Development in the countryside will only be permitted where in accordance with a specific 
Local Plan policy that explicitly permits such development and where it would not harm the 
distinctive landscape, amenity and environmental qualities within which it is located, including: 
1. Land form and patterns of settlement; 
2. Important natural and manmade features, which contribute to the local landscape character, 

including topography, traditional field boundaries, areas of importance for nature 
conservation and rural buildings; and 

3. The adverse disruption of a view from a public place which forms part of the distinctive 
character of the area or otherwise causes significant visual intrusions. 

 

 
East Devon Local Plan 2006 to 2026 (Submission Publication version) 
 
Strategy 5 – Environment: 
 
All development proposals will contribute to the delivery of sustainable development, ensure 
conservation and enhancement of natural historic and built environmental assets, promote 
ecosystem services and green infrastructure and geodiversity.  
 
Open spaces and areas of biodiversity importance and interest (including internationally, nationally 
and locally designated sites and also areas otherwise of value) will be protected from damage, and 
the restoration, enhancement, expansion and linking of these areas to create green networks will be 
encouraged through a combination of measures to include;  
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1) Maximising opportunities for the creation of green infrastructure and networks in sites allocated 
for development;  
2) Creating green networks and corridors to link the urban areas and wider countryside to enable 
access by all potential users;  
3) The designation of Local Nature Reserves and County Wildlife Sites;  
4) Minimising the fragmentation of habitats, creation of new habitats and connection of existing 
areas to create an ecological network that is identified within the East Devon District Council Local 
Biodiversity Plan;  
5) Progress towards delivering the Biodiversity Action Plan targets and Local Nature Reserve 
Strategy;  
6) Conservation and enhancement of Sites of Special Scientific Interest (SSSI) in accordance with the 
Wildlife and Countryside Act and other statutory and non-statutory nature conservation and wildlife 
sites and areas of value;  
7) Making use of and protecting from development areas that are vulnerable to surface water runoff 
and flooding.  
8) Working in partnership with neighbouring authorities to implement a consistent and strategic 
approach to the protection and enhancement of the highest tier of wildlife sites.  
 
New development will incorporate open space and high quality landscaping to provide attractive and 
desirable natural and built environments for new occupants and wildlife. It will contribute to a 
network of green spaces and ensure potential adverse impacts on the Exe Estuary and East Devon 
Pebblebed Heaths European wildlife sites are appropriately mitigated against. Where there is no 
conflict with biodiversity interests, the enjoyment and use of the natural environment will be 
encouraged and all proposals should seek to encourage public access to the countryside.  
 
Landscape 
 
National Policy Planning Framework 
 
115.  Great weight should be given to conserving landscape and scenic beauty in National Parks, the 
Broads and Areas of Outstanding Natural Beauty, which have the highest status of protection in 
relation to landscape and scenic beauty. The conservation of wildlife and cultural heritage are 
important considerations in all these areas, and should be given great weight in National Parks and 
the Broads. 
 
116.  Planning permission should be refused for major developments in these designated areas 
except in exceptional circumstances and where it can be demonstrated they are in the public interest. 
Consideration of such applications should include an assessment of: 
• the need for the development, including in terms of any national considerations, and the impact 

of permitting it, or refusing it, upon the local economy; 
• the cost of, and scope for, developing elsewhere outside the designated area, or meeting the 

need for it in some other way; and 
• any detrimental effect on the environment, the landscape and recreational opportunities, and 

the extent to which that could be moderated. 
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123. Planning policies and decisions should aim to: 
• … 
• identify and protect areas of tranquillity which have remained relatively undisturbed by noise and 

are prized for their recreational and amenity value for this reason. 
 

125.  By encouraging good design, planning policies and decisions should limit the impact of light 
pollution from artificial light on local amenity, intrinsically dark landscapes and nature conservation. 
 

National Planning Practice Guidance 

 

Guidance > Natural Environment > Landscape 

 

003. … Section 85 of the Countryside and Rights of Way Act 2000 requires that ‘in exercising or 
performing any functions in relation to, or so as to affect, land’ in National Parks and Areas of 
Outstanding Natural Beauty, relevant authorities ‘shall have regard’ to their purposes.  A list of the 
public bodies and persons covered under “relevant authorities” is found in Defra guidance on the 
‘have regard’ duty.  Natural England has published good practice guidance on the ‘have regard’ duty. 

This duty is particularly important to the delivery of the statutory purposes of protected areas.  The 
duty applies to all local planning authorities, not just national park authorities.  The duty is relevant 
in considering development proposals that are situated outside National Park or Area of Outstanding 
Natural Beauty boundaries, but which might have an impact on the setting of, and implementation 
of, the statutory purposes of these protected areas. 

004. Planning policies and decisions should be based on up-to-date information about the natural 
environment and other characteristics of the area. As part of this, local planning authorities and 
neighbourhood planning bodies should have regard to management plans for National Parks and 
Areas of Outstanding Natural Beauty, as these documents underpin partnership working and delivery 
of designation objectives.  The management plans highlight the value and special qualities of these 
designations to society and show communities and partners how their activity contributes to 
protected landscape purposes. 

National Parks and Areas of Outstanding Natural Beauty management plans do not form part of the 
statutory development plan, but may contribute to setting the strategic context for development by 
providing evidence and principles, which should be taken into account in the local planning 
authorities’ Local Plans and any neighbourhood plans in these areas. 

National Parks and Areas of Outstanding Natural Beauty management plans may also be material 
considerations in making decisions on individual planning applications, where they raise relevant 
issues. 

 

Devon Minerals Local Plan (adopted 2004, and saved until superseded by emerging new plan.) 
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POLICY MP 2 

AREAS OF OUTSTANDING NATURAL BEAUTY AND EFFECT ON NATIONAL PARKS 

Proposals for mineral development within an Area of Outstanding Natural Beauty will not be 
permitted if they would conflict with the objective of preserving and enhancing its natural beauty. 

Proposals for mineral development which would harm the natural beauty, character and special 
qualities of a nearby Area of Outstanding Natural Beauty or National Park will not be permitted. 

 

Devon Waste Local Plan (adopted 2006) 

 

POLICY WPP5: AREAS OF OUTSTANDING NATURAL BEAUTY AND EFFECTS ON NATIONAL PARKS 

Proposals for waste management facilities within an Area of Outstanding Natural Beauty will not be 
permitted if they would conflict with the objective to preserve and enhance its natural beauty. 

No waste development will be permitted outside an Area of Outstanding Natural Beauty or National 
Park, which would unacceptably damage the designated area’s natural beauty, character and special 
qualities. 

 

East Devon Adopted Local Plan (Saved Policies) 

 

Policy EN1 (Developments Affecting Areas of Outstanding Natural Beauty) 

In Areas of Outstanding Natural Beauty the conservation and enhancement of their natural beauty 
will be given priority over other considerations.  Development will only be permitted within or 
adjacent to the East Devon AONB or the Blackdown Hills AONB where the proposal conserves or 
enhances the landscape character of the area and respects traditional local built forms and complies 
with policies on development in the countryside and affordable housing, or it can be demonstrated 
that the development is in the national interest and that there are no alternative sites available 
elsewhere. 

 

In considering development proposals within the AONB, particular attention will be paid to: 

1 the scale, siting and design of the development 

2 the colour and type of external materials 

3 landscaping and screening 

4 avoidance of noise disturbance and light pollution 

5 integration of nature conservation features 

6 opportunities to enhance or reinstate the natural beauty and distinctive character of the area 
and the wider landscape. 
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Where development in AONBs is on a site within a Built-up Area Boundary, conservation and 
enhancement of the natural beauty will remain the priority.  In addition to the criteria above, 
particular attention must be paid to the retention of trees and natural features, so that the setting of 
the settlement in the landscape is not damaged and the natural beauty is conserved and enhanced. 

Development proposals adjacent, close to or clearly visible from the AONBs will only be permitted 
where they will not damage the natural beauty or otherwise threaten public enjoyment of the AONB. 
 
East Devon Local Plan 2006 to 2026 (Submission Publication version) 
 
Strategy 46 - Landscape Conservation and Enhancement and AONBs:  
 
Development will need to be undertaken in a manner that is sympathetic to and helps conserve and 
enhance the quality and local distinctiveness of the natural and historic landscape character of East 
Devon, in particular in Areas of Outstanding Natural Beauty. 
Development will only be permitted where it: 
1. conserves and enhances the landscape character of the area; 
2. does not undermine landscape quality; and 
3. is appropriate to the economic, social and well being of the area. 

When considering development in or affecting AONBs, great weight will be given to conserving and 
enhancing their natural beauty and development will only be permitted where it can be show that it 
cannot be reasonably accommodated elsewhere outside of the AONB. 

The current Area of Outstanding Natural Beauty Management Plans, the East Devon and Blackdown 
Hills Areas of Outstanding Natural Beauty and East Devon District Landscape Character Assessment 
& Management Guidelines 2008 and the Devon County Council Landscape Character Areas 
Assessment should be used in design and management considerations. 

 

Blackdown Hills Area of Outstanding Natural Beauty 

AONB Management Plan 

 
Objectives13 Policies 
LC 1  
The particular features that make the Blackdown 
Hills landscape distinctive at a national, regional and 
local level are conserved and enhanced.  

LC 1/A  
Support the development and delivery of environmental 
schemes and projects that conserve and enhance the 
landscape character and local distinctiveness of the 
AONB.  

 LC 1/B  
Support the development and use of landscape 
character assessments to inform decision-making 
affecting the AONB.  

LC 2  
Studies of the Blackdown Hills landscape lead to 

LC 2/A  
Encourage studies and research that explore and 

                                                                 
13 Page 29, Blackdown Hills AONB Management Plan (final publication draft), 2013 
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Objectives13 Policies 
greater awareness and understanding of the 
significance of the area and help to plan for future 
resilience. 

improve awareness of the potential impact of change 
on the landscape.   
 

 LC 2/B 
Encourage opportunities for local people to conserve 
and enhance their local landscape and celebrate local 
distinctiveness.  

LC 3  
The Blackdown Hills landscape is valued as a place 
where a sense of tranquillity can be enjoyed free 
from man-made noise and visual intrusion.  

LC 3/A  
Support and promote initiatives for the understanding 
of tranquillity and encourage the quiet enjoyment of 
the AONB. 
 

 LC 3/B 
Support measures to conserve and enhance tranquillity 
and dark skies.  

 
Objectives14 Policies 
FLM 1  
Sustainable farming practices conserve and enhance 
the special qualities of the AONB, and deliver 
ecosystem services.  
 

FLM1/B 
Support and promote sustainable farm management, 
especially through agri-environment schemes and farm 
diversification, to benefit the landscape, wildlife and 
historic environment of the AONB.  

 FLM 1/C  
Encourage and support the sensitive management of 
important landscape features, watercourses and 
habitats such as hedgerows, trees, heathland 
unimproved grassland.  

FLM 2  
Management of woodland forestry plantations, 
hedgerows and new planting conserves and 
enhances the special qualities of the Blackdown Hills 
AONB, and locks up carbon to combat climate 
change.  

FLM 2/A  
Support and promote initiatives that encourage 
sensitive environmental management of woodlands, 
particularly those that conserve ancient woodland and 
veteran trees, and restore the original broadleaved 
character of plantations on ancient woodland sites. 

 FLM 2/C  
Support the planting of trees and new woodland that 
conserve and enhance the landscape character and 
cultural heritage of the AONB, benefits wildlife, water 
quality and locks up carbon. 

FLM 3  
Restoration and management of orchards as an 
element of the landscape and biodiversity of the 
AONB  

FLM 3/A 
Encourage and support the restoration and 
management of orchards where they will enhance the 
landscape character and biodiversity of the AONB and 
provide a source of local produce. 

 

                                                                 
14 Page 48, Blackdown Hills AONB Management Plan (final publication draft), 2013 
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Other AONB Guidance – Devon Landscape Character Assessment 

 

The Devon LCA helps local communities to understand the context of their landscape for community 
planning. The Devon Character Area profiles and Landscape Character Types provide information 
about the landscape that will help communities to identify and value the distinctive characteristics of 
their place. 

 
Character Area15 Planning & Development related management guidelines 
Blackdown Hills • Protect the distinctive, unspoilt, and exposed skylines of the central 

plateau and radiating ridges and the views afforded from these elevated 
locations.  

• Protect the sparse settlement pattern of clustered hamlets, villages and 
farmsteads. Prevent the linear spread of development along roads and 
ensure new development reinforces traditional building styles and 
materials, particularly local chert with red brick detailing.  

• Protect the landscape’s network of quiet lanes and the contrast in 
character between those on the plateau and those on the greensand 
scarps and valley slopes, resisting unsympathetic highways 
improvements or signage. 

East Devon Central Ridge • Protect the distinctive, unspoilt, and exposed skylines of the central 
spine and its outstanding views across East Devon.  

• Protect the sparse settlement pattern of clustered hamlets, villages and 
farmsteads maintaining the settlements’ characteristic form and 
peaceful character.  

• Protect traditional building styles and materials, particularly local chert 
with red brick detailing, utilising the same styles and materials in new 
development wherever possible (whilst seeking to incorporate 
sustainable design).  

• Protect the landscape’s network of quiet lanes enclosed by woodland 
and species-rich hedgebanks, resisting unsympathetic highways 
improvements or signage. 

Axe Valley • Protect the historic settlement pattern of villages at river crossing points 
or on land just above the flood plain.  Prevent the linear spread of 
development along river valleys wherever possible, to maintain their 
unspoilt character.  

• Protect the traditional building styles and materials, including use of cob 
and thatch.  Any new development should utilise the same materials 
and building styles wherever possible and respect traditional scale 
(whilst seeking to incorporate sustainable and low carbon construction 
and design).  

• Protect the views to village church towers which stand out as key 
landmarks across this landscape. 

Eastern Blackdown Ridge • Protect the distinctive, unspoilt, and exposed skylines of the ridge and 

                                                                 
15www.devon.gov.uk/index/environmentplanning/natural_environment/landscape/devon-character-
areas/dca-east-devon.htm  

http://www.devon.gov.uk/index/environmentplanning/natural_environment/landscape/devon-character-areas/dca-east-devon.htm
http://www.devon.gov.uk/index/environmentplanning/natural_environment/landscape/devon-character-areas/dca-east-devon.htm
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views to church tower landmarks.  
• Protect the area’s outstanding views across the Axe Valley.  
• Protect the sparse settlement pattern of clustered hamlets and 

farmsteads.  Prevent the linear spread of development along river 
valleys and roads wherever possible, to maintain the settlements’ 
characteristic form and peaceful character.  

• Protect traditional building styles and materials, particularly local chert, 
utilising the same styles and materials in new development wherever 
possible (whilst seeking to incorporate sustainable design). 

 

Each Character Area is comprised of various Landscape Character Types (LCTs). The spread and 
relationship between the different LCTs together form the distinctive characteristics of each of the 
larger Character Areas. 

 
Landscape Character Type16 Settlement and Development related management guidelines 
Area-wide landscape management 
principles  

Conserve by 
1. Improving the integration of new and existing development with 
the wider landscape, recognising and where possible reinforcing the 
key characteristics of that Landscape Character Type. 
2. Encouraging improved design and construction of horse-related 
infrastructure, where fencing and stabling can create a local 
landscape at odds with the traditional farmland landscape. 
3. Encouraging the use of local building materials, such as stone, 
cob, thatch and flint, in all new development. 

LCT 1A: Open inland planned plateaux  
 

conserve by 
1. Maintaining the existing settlement pattern; resisting anything 
other than small scale development. 
2. Locating development away from the plateau edge, where it 
would be more visible. 

LCT 1E: Wooded ridges and hilltops  
 

conserve by 
1. Maintaining the inherent unsettled character. 

LCT 2A Steep wooded scarp slopes  
 

conserve by 
1. Maintaining the inherent sparsely settled character. 

LCT 3A: Upper farmed and wooded 
slopes  
 

conserve and enhance by 
1. Improving integration of 20th century development within the 
wider landscape, especially by replicating the distinctive treed earth 
banks and small woods of this Landscape Character Type. 

LCT 3B Lower rolling farmed and settled 
slopes  
 

conserve and enhance by 
1. Ensuring that any development contributes to local 
distinctiveness and assists integration of settlements within the 
landscape by the use of indigenous species. 
2. Resisting development that would contribute to the coalescence 
of settlements, including ribbon development. 

LCT 3C Sparsely settled farmed valley conserve by 

                                                                 
16 Page 13, 17, 23, 25, 29, 31, 33 East Devon & Blackdown Hills AONBs and East Devon District Landscape 
character Assessment & Management Guidelines, 2008 
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Landscape Character Type16 Settlement and Development related management guidelines 
floors  
 

1. Maintaining the inherent absence of settlement and 
development. 

NB.  numbering reflects updated county-wide menu and not the 2008 document; hence LCT4A has 
been renumbered as LCT3C.  

 

Other AONB Guidance – “What Makes a View?” 

 

This study explores the particular relevance of views to the AONB’s special qualities and as a 
component of landscape character.  It is based on the Devon Character Areas and includes a series of 
recommendations for retaining and enhancing the special qualities of views associated with each 
Area. 

 
Character Area17 Planning & Development related recommendations  
Blackdown Hills • Protect the distinctive, unspoilt and exposed skylines of the central 

plateau and radiating ridges and the views afforded from these elevated 
locations. 

• Protect sensitive locations from visually-intrusive development, 
particularly prominent sites visible from a wide area and which form a 
backdrop or skyline to views.   

• Protect and enhance village settings to ensure that settlements are well 
integrated with their surrounding landscape.   

• Plan settlement expansion to respect historic settlement patterns, and 
the relationship between settlements and their surrounding landscape.  

• Plan to design and site agricultural buildings/facilities in a sensitive way, 
minimising their impact in views (especially on skylines) and using non-
intrusive materials.  

• Plan to soften the edges of airfield development to minimise visual 
impacts of large buildings in prominent locations.   

• Plan any highways improvements very carefully, in order to ensure that 
roads are well integrated into the landscape and respect its character 
and views.   

• Plan to avoid insensitive development in neighbouring LCAs (particularly 
on ridge tops) which will be detrimental views from the Blackdown Hills 
LCA. 

East Devon Central Ridge • Plan to design and site any new development within this LCA to 
minimise its impact on views including from surrounding settlements 
and LCAs.   

• Plan to design and site agricultural buildings/facilities in a sensitive way, 
minimising their impact in views (especially on skylines) and using non-
intrusive materials.  

• Plan any highways improvements very carefully in order to ensure that 

                                                                 
17 Page 81, 83, 85, 87, What Makes a View?, Fiona Fyfe Associates, 2013 



35 
 

Character Area17 Planning & Development related recommendations  
roads are well integrated into the landscape and respect its character 
and views. 

Axe Valley • Protect views to village church towers that stand out as key landmarks 
across this landscape. 

• Protect the settings of historic villages ensuring that any new 
development is integrated into the surrounding landscape. 

• Plan to ensure that future development of settlements and roads is 
undertaken in a sensitive manner that respects the scale and pattern of 
the landscape and its visibility including in views from higher land.   

• Plan to design and site agricultural buildings/facilities in a sensitive way 
minimising their impact in views and using non-intrusive materials. 

Eastern Blackdown Ridge • Protect the distinctive, unspoilt, and exposed skylines of the ridge, and 
views to church tower landmarks. 

• Plan to minimise visual incursion of roads, buildings and settlements 
that will detract from the area’s sense of remoteness. 

• Plan to retain the area’s sense of openness and its long views, avoiding 
the plantation of extensive woodland on ridge summits.   

• Plan to avoid visual harm to the settings of distinctive landmarks such 
as church towers, particularly where they are a feature of views. 

• Plan to design and site agricultural buildings/facilities in a sensitive way, 
minimising their impact in views (especially on skylines) and using non-
intrusive materials.  

• Plan any highways improvements very carefully, in order to ensure that 
roads are well integrated into the landscape and respect its character 
and views. 

 

Biodiversity and Geodiversity 

 

National Planning Policy Framework 

 

114.  Local planning authorities should: 
• set out a strategic approach in their Local Plans, planning positively for the creation, 

protection, enhancement and management of networks of biodiversity and green 
infrastructure; 
 

117.  To minimise impacts on biodiversity and geodiversity, planning policies should: 
• plan for biodiversity at a landscape-scale across local authority boundaries; 
• identify and map components of the local ecological networks, including the hierarchy of 

international, national and locally designated sites of importance for biodiversity, wildlife 
corridors and stepping stones that connect them and areas identified by local partnerships 
for habitat restoration or creation; 
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• promote the preservation, restoration and re-creation of priority habitats, ecological 
networks and the protection and recovery of priority species populations, linked to national 
and local targets, and identify suitable indicators for monitoring biodiversity in the plan; 

• aim to prevent harm to geological conservation interests; and  
• where Nature Improvement Areas are identified in Local Plans, consider specifying the types 

of development that may be appropriate in these Areas. 

 

National Planning Practice Guidance 

 

Guidance > Natural Environment > Biodiversity, ecosystems and green infrastructure 

 
008. Local and neighbourhood plans and planning decisions have the potential to affect biodiversity 
or geodiversity outside as well as inside designated areas of importance for biodiversity or 
geodiversity. Local planning authorities and neighbourhood planning bodies should therefore seek 
opportunities to work collaboratively with other partners, including Local Nature Partnerships, to 
develop and deliver a strategic approach to protecting and improving the natural environment based 
on local priorities and evidence.  Equally, they should consider the opportunities that individual 
development proposals may provide to enhance biodiversity and contribute to wildlife and habitat 
connectivity in the wider area. 
 
In considering how development can affect biodiversity, and how biodiversity benefits could be 
delivered through the planning system, it is useful to consider: 

• the policies and commitments in Biodiversity 2020; 
• the contents of any existing biodiversity strategies covering the relevant local or 

neighbourhood plan area and any local biodiversity action plans; 
• the potential effects of a development on the habitats or species on the Natural Environment 

and Rural Communities Act 2006 section 41 list (in Biodiversity 2020) 
• whether an ecological survey is appropriate; 
• the factors listed in guidance on local ecological networks that supports National Planning 

Policy Framework paragraph 117. 
 
The statutory obligations in regard to international and national designated sites of importance for 
biodiversity must also be considered. 

 

017. Biodiversity maintenance and enhancements through the planning system have the potential to 
make a significant contribution to the achievement of Biodiversity 2020 targets. 

Biodiversity enhancement in and around development should be led by a local understanding of 
ecological networks, and should seek to include: 

• habitat restoration, re-creation and expansion; 

• improved links between existing sites; 

https://www.gov.uk/government/publications/biodiversity-2020-a-strategy-for-england-s-wildlife-and-ecosystem-services
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• buffering of existing important sites; 

• new biodiversity features within development; and 

• securing management for long term enhancement. 

 

Devon Biodiversity Action Plan (The Nature of Devon: a Biodiversity and Geodiversity Action Plan.) 

 

This document is Devon's response to the national biodiversity planning process and takes the 
objectives and targets of the UK Biodiversity Action Plan and translates and amplifies these within a 
local context. It is intended to provide a consensus on the priorities for conservation action within 
Devon.  

 

Relevant overall ‘common theme’ objectives: 

 

Legislation and planning 

1. Ensure that policies within statutory development plans fully recognise the importance of the 
biodiversity and geological features of Devon, and the need to maintain them. 

2. Ensure full consideration of nature conservation issues in the implementation of all planning and 
regulatory functions, in order to maintain the full range, extent and quality of Devon’s biodiversity 
and geological heritage. 

3. Seek to reconcile the objectives of bio- and geodiversity conservation with the need for economic 
and social development in Devon, to achieve environmental sustainability. 
 
Policy for the wider environment: 
 
1.  Focus upon and invest in the further development of environmentally sustainable forms of 
forestry, farming and fisheries production in Devon and its inshore waters, which conserve and 
enhance biodiversity rather than reducing it.  
 
2.  Maintain and where necessary seek to improve the quality of air and water in Devon, to provide a 
sustainable environment for a healthy biodiversity.  
 
3.  Safeguard the integrity and promote the sustainable management of linear features in Devon, 
such as hedges, rivers and streams, disused railways and roadside verges.  
 
The Devon BAP contains Action Plans for 20 of Devon’s key wildlife habitats and geological features 
and for 20 of its species, notable either for their threatened status or popular appeal, or both.  Each 
Action Plan has its own set of objectives, actions and targets. Not all are relevant to the area, but 
they can be referred to if required. Habitats of particular interest may be wet woodland, cities, 
towns and villages, flower-rich meadows and pastures, lowland heathland, and species-rich hedges. 
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Devon Minerals Local Plan (adopted 2004, and saved until superseded by emerging new plan.) 
 
POLICY MP 3 
SITES OF SPECIAL SCIENTIFIC INTEREST AND NATIONAL NATURE RESERVES 
Proposals for mineral development will not be permitted which are likely to harm, either directly or 
indirectly, the particular wildlife or geological interest of Sites of Special Scientific Interest or National 
Nature Reserves. 
 

POLICY MP 10 

MAINTENANCE OF THE COUNTY’S NATURE CONSERVATION RESOURCE 

Proposals for mineral development will not be permitted unless provision is made to maintain or 
enhance the extent, diversity and local distinctiveness of the County’s nature conservation resource 

 

POLICY MP 11 

ENVIRONMENTALLY SENSITIVE SITES NOT HAVING STATUTORY DESIGNATION 

Proposals for mineral development which are likely to have adverse effect on the following local sites 
of substantive nature conservation or historic environmental importance, or their settings: 

• County Wildlife Sites; 

• County Geological Sites; 

• Local Nature Reserves; 

• Significant sites recorded on the County Sites & Monuments Register; 

• Sites which following survey are found to be of equivalent importance to those above; 

• Sites of recreational value, 

will only be approved if: 

(a) the developer provides sufficiently detailed evaluation of the environmental impacts to allow a 
full assessment to be made of the acceptability of the impact of development and the adequacy of 
any proposed mitigation; and, 

(b) there is an overriding need for the mineral which outweighs the need to safeguard the nature 
conservation or historic value of the site or its setting; and, 

(c) there are no reasonable, less damaging solutions or availability of suitable secondary or recycled 
materials; and, 

(d) the development incorporates satisfactory provision for the mitigation of its impacts in the form 
of habitat creation/re-creation, conservation of geological or other features, and the recording, 
excavation, analysis and subsequent publication of historic sites or archaeological features to be 
affected. 

Proposals for mineral development in the countryside will not be permitted if they would harm its 
landscape or historic character, its natural resources or its ecological, agricultural, recreational or 
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archaeological value, unless the need for the mineral, or the benefits of the development to the local 
economy override that harm. 

In the case of extensions to existing quarries and mineral waste tips, regard will be had to the extent 
to which the proposal would achieve overall environmental enhancement. 

 

Devon Waste Local Plan (adopted 2006) 

 

POLICY WPP6: SITES OF SPECIAL SCIENTIFIC INTEREST AND NATIONAL NATURE RESERVES 

Proposals for waste management facilities will not be permitted if they are likely to harm, either 
directly or indirectly, the particular wildlife or geological interest of a Site of Special Scientific Interest, 
a National Nature Reserve, or a Marine Nature Reserve. 

 

POLICY WPP13: LOCAL CONSERVATION DESIGNATIONS 

Proposals for waste management facilities which are likely to have an adverse effect on the following 
local sites of substantive nature conservation, geological or historic environment importance: 

• County Wildlife Sites 

• County Geological Sites 

• Local Nature Reserves 

• Sites listed on the Sites and Monuments Register 

• Sites listed on the Devon Local Register of Parks and Gardens of Special Historic 

Interest; or 

• Sites which following survey are shown to be of equivalent importance to those listed above, but 
are not designated as such will only be approved if: 

(i) there is a need for the waste management facility which outweighs the need to safeguard the 
nature conservation, geological or historic value of the site; and 

(ii) there are no reasonable, less damaging alternative solutions; and 

(iii) the development incorporates satisfactory provision for the mitigation of its impacts in the form 
of habitat creation/re-creation, landscaping or planting, conservation of geological or other features, 
and the recording, excavation and subsequent reporting of any historic or archaeological sites or 
features to be affected. 

 

POLICY WPP14: MAINTENANCE AND ENHANCEMENT OF THE COUNTY’S NATURE CONSERVATION 
RESOURCE 

Proposals for waste management facilities shall include provision to maintain or enhance the extent, 
diversity and local distinctiveness of the County’s nature conservation resource. Planning conditions 
and planning obligations will be used to mitigate or compensate for any adverse impacts. 
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Opportunities will be sought to manage, restore and enhance key conservation interests, including 
landscape features which may provide wildlife corridors and links between habitats. 

 

East Devon Adopted Local Plan (Saved Policies) 

 

Policy EN4 (Nationally Important Sites – including Sites of Special Scientific Interest)  

Proposals for development which affects, directly or indirectly, a Site of Special Scientific Interest will 
be subject to special scrutiny.   

Development which may have an adverse effect on the site will not be permitted unless the authority 
is satisfied that there are no reasonable, less damaging solutions and the reasons for the 
development clearly outweigh the need to safeguard the nature conservation value of the site and 
the national policy to safeguard the national network of such sites. 

Where development meets the above criteria and is to be permitted on a site of national importance, 
the District Council will impose conditions on the planning permission or seek a planning obligation to 
ensure adequate compensatory habitat enhancement or creation schemes will be implemented 
and/or measures must be taken to ensure that the impacts of the development on valued natural 
features and wildlife have been mitigated to their fullest practical extent. 

 

Policy EN5 (Protection of Local Nature Reserves, County Wildlife Sites and County Geological Sites) 

Development or land-use changes likely to have a significant adverse effect, either directly or 
indirectly, on: 

1. Local Nature Reserves; 

2. County Wildlife Sites; 

3. County Geological Sites; 

either as identified on the Proposals Map in the Local Plan or otherwise existing in the plan area will 
only be permitted if the justification for the proposals clearly outweighs any harm to the intrinsic 
nature conservation/scientific value of the site.  Where development is permitted on such sites 
adequate compensatory habitat enhancement or creation schemes will be required and/or measures 
required to be taken to ensure that the impacts of the development on valued natural features and 
wildlife have been mitigated to their fullest practical extent. 

 

Policy EN6 (Wildlife Habitats and Features) 

Wherever possible sites supporting important wildlife habitats or features not otherwise protected by 
policies will be protected from development proposals which would result in the loss of or significant 
damage to their nature conservation value, particularly where these form a link between or buffer to 
designated wildlife sites.  Where potential arises positive opportunities for habitat creation will be 
encouraged through the development process. 
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East Devon Local Plan 2006 to 2026 Submission Publication version 

 

Strategy 47 - Nature Conservation and Geology:  

 

All development proposals will need to: 

1. Conserve the biodiversity and geodiversity value of land and buildings and minimise fragmentation 
of habitats. 

2. Maximise opportunities for restoration, enhancement and connection of natural habitats. 

3. Incorporate beneficial biodiversity conservation features. 

Development proposals that would cause a direct or indirect adverse effect upon internationally and 
nationally designated sites will not be permitted unless: 

a) They cannot be located on alternative sites that would cause less or no harm. 

b) The public benefits of the development clearly outweigh the impacts on the features of the site 
and the wider network of natural habitats. 

c) Prevention, mitigation and compensation measures are provided. 

d) In respect of Internationally designated sites, the integrity of the site will be maintained. 

 

Development proposals where the principal objective is to conserve or enhance biodiversity or 
geodiversity interests will be supported in principle. 

Where there is reason to suspect the presence of protected species applications should be 
accompanied by a survey assessing their presence and, if present, the proposal must be sensitive to, 
and make provision for, their needs. 

 

Habitat Regulations and Potential Adverse Impacts 

Where development or the occupants of development could lead to adverse biodiversity impacts due 
to recreational or other disturbance, we will seek mitigation measures and contributions to allow for 
measures to be taken to offset adverse impacts and to create new habitats. This will be of particular 
importance where development could impact upon ‘European Designated Sites’ (In the case of other 
impacts to internationally, nationally and locally designated sites, we will seek appropriate 
mitigation measures). Where designated sites might be affected there will be a need for Appropriate 
Assessment in line with Conservation and Species Habitat Regulation requirements. Mitigation 
measures will be required if harmful impacts are predicted or could arise. 

 

EN4 - Protection of Local Nature Reserves, County Wildlife Sites and County Geological Sites: 
Development or land-use changes likely to have an adverse effect, either directly or indirectly, on: 

1. Local Nature Reserves 
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2. County Wildlife Sites 

3. County Geological Sites 

either as identified on the Proposals Map in the Local Plan or otherwise existing in the plan area will 
only be permitted if the justification for the proposals clearly outweighs any harm to the intrinsic 
nature conservation and/or scientific value of the site. 

Where development is permitted on such sites mitigation will be required to reduce the negative 
impacts and where this is not possible adequate compensatory habitat enhancement or creation 
schemes will be required and/or measures required to be taken to ensure that the impacts of the 
development on valued natural features and wildlife have been mitigated to their fullest practical 
extent. 

 

EN5 - Wildlife Habitats and Features:  

Wherever possible sites supporting important wildlife habitats or features not otherwise protected by 
policies will be protected from development proposals which would result in the loss of or damage to 
their nature conservation value, particularly where these form a link between or buffer to designated 
wildlife sites. Where potential arises positive opportunities for habitat creation will be encouraged 
through the development process. 

Where development is permitted on such sites mitigation will be required to reduce the negative 
impacts and where this is not possible adequate compensatory habitat enhancement or creation 
schemes will be required and/or measures required to be taken to ensure that the impacts of the 
development on valued natural features and wildlife have been mitigated to their fullest practical 
extent. 

 

Blackdown Hills Area of Outstanding Natural Beauty 

AONB Management Plan 

 
Objectives 18 Policies 
BG 1  
Habitats in the AONB are well managed, restored and 
extended forming a coherent ecological network that 
can support more species and facilitate movement of 
wildlife within the landscape. 
 

BG 1/A  
Support the development and delivery of agri-
environment schemes and other initiatives to conserve 
and enhance priority habitats and species within the 
AONB, including creation of new areas of priority 
habitat.  
 

 BG 1/B  
Identify and implement ways to connect existing 
patches of habitat to create new networks for wildlife, 
including cross-boundary linkages and green 
infrastructure connections.    

                                                                 
18 Page 41, Blackdown Hills AONB Management Plan (final publication draft), 2013 
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Objectives 18 Policies 
 BG 1/C 

Avoid and reduce the impacts of development on 
biodiversity and ensure biodiversity enhancements are 
delivered. 

BG 2 
Geodiversity within the AONB is conserved. 

BG 2/A  
Ensure sites of geological and geomorphological 
importance are appropriately managed to conserve 
their special features. 

 BG 1/C 
Avoid and reduce the impacts of development on 
geodiversity. 
 

BG 3  
Knowledge and understanding of the biodiversity, 
geodiversity and ecosystem services of the AONB are 
increased among those who influence, or are engaged 
in, management of the landscape. 

BG 3/A 
Encourage and support increased survey and 
monitoring of habitats and species at key sites and in 
the wider countryside. 

 BG 3/B  
Identify and promote priority habitats and species 
within the AONB, based on survey data and relevant 
national, regional and local strategies.  

 BG 3/C 
Ensure the value of the AONB’s biodiversity, 
geodiversity and ecosystem services is recognised and 
understood by decision-makers and land managers.  

BG 4 
More people are aware of the value of the biodiversity 
and geodiversity of the AONB and are taking positive 
action to help conserve and enhance it.  

BG 4/A  
Raise awareness of the importance of biodiversity as 
part of the natural beauty of the AONB and the need 
for its conservation and enhancement.  

 BG 4/B   
Promote understanding of how geodiversity has 
shaped the landscape and influences the distribution 
of habitats.  

 BG 4/C 
Provide opportunities for people to actively participate 
in conservation and enhancement of the biodiversity 
and geodiversity of the AONB.  

 

Objectives19 Policies 
FLM 1  
Sustainable farming practices conserve and enhance 
the special qualities of the AONB, and deliver 
ecosystem services.  
 

FLM1/B 
Support and promote sustainable farm management, 
especially through agri-environment schemes and 
farm diversification, to benefit the landscape, wildlife 
and historic environment of the AONB.  

 FLM 1/C  

                                                                 
19 Page 48, Blackdown Hills AONB Management Plan (final publication draft), 2013 
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Objectives19 Policies 
Encourage and support the sensitive management of 
important landscape features, watercourses and 
habitats such as hedgerows, trees, heathland 
unimproved grassland.  

FLM 2  
Management of woodland forestry plantations, 
hedgerows and new planting conserves and enhances 
the special qualities of the Blackdown Hills AONB, and 
locks up carbon to combat climate change.  

FLM 2/A  
Support and promote initiatives that encourage 
sensitive environmental management of woodlands, 
particularly those that conserve ancient woodland and 
veteran trees, and restore the original broadleaved 
character of plantations on ancient woodland sites. 

 FLM 2/C  
Support the planting of trees and new woodland that 
conserve and enhance the landscape character and 
cultural heritage of the AONB, benefits wildlife, water 
quality and locks up carbon. 

FLM 3  
Restoration and management of orchards as an 
element of the landscape and biodiversity of the AONB  

FLM 3/A 
Encourage and support the restoration and 
management of orchards where they will enhance the 
landscape character and biodiversity of the AONB and 
provide a source of local produce. 

 

Flood Risk 

 

National Planning Policy Framework 

 

100.  Inappropriate development in areas at risk of flooding should be avoided by directing 
development away from areas at highest risk, but where development is necessary, making it safe 
without increasing flood risk elsewhere. Local Plans should be supported by Strategic Flood Risk 
Assessment and develop policies to manage flood risk from all sources, taking account of advice from 
the Environment Agency and other relevant flood risk management bodies, such as lead local flood 
authorities and internal drainage boards. Local Plans should apply a sequential, risk-based approach 
to the location of development to avoid where possible flood risk to people and property and manage 
any residual risk, taking account of the impacts of climate change, by: 
• applying the Sequential Test; 
• if necessary, applying the Exception Test; 
• safeguarding land from development that is required for current and future flood management; 
• using opportunities offered by new development to reduce the causes and impacts of flooding; 

and 
• where climate change is expected to increase flood risk so that some existing development may 

not be sustainable in the long-term, seeking opportunities to facilitate the relocation of 
development, including housing, to more sustainable locations. 

 

National Planning Practice Guidance 
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Guidance > Natural Environment > Flood Risk and Coastal Change 

 

061.  The overall approach in paragraph 100 of the National Planning Policy Framework applies to 
neighbourhood planning. 

In summary, the qualifying bodies involved in neighbourhood planning should: 

•seek to ensure neighbourhood plans and neighbourhood development/community right to build 
orders are informed by an appropriate assessment of flood risk; 

•ensure policies steer development to areas of lower flood risk as far as possible; 

•ensure that any development in an area at risk of flooding would be safe, for its lifetime taking 
account of climate change impacts; 

•be able to demonstrate how flood risk to and from the plan area/ development site(s) will be 
managed, so that flood risk will not be increased overall, and that opportunities to reduce flood risk, 
for example, through the use of sustainable drainage systems, are included in the plan/order. 

Local planning authorities should have in mind these aims in providing advice or assistance to 
qualifying bodies involved in neighbourhood planning. Further information on what information and 
advice should be made available is here [para 062]. 

 

062.  Local planning authorities’ Strategic Flood Risk Assessments should be the primary source of 
flood risk information in considering whether particular neighbourhood planning areas may be 
appropriate for development. Other important sources include the interactive maps of flood risk 
available on the Environment Agency’s web site. Local planning authorities should make available to 
qualifying bodies any reports or information relating to the Strategic Flood Risk Assessment, and 
share any other information relevant to flood risk (such as the application of the Sequential and 
Exception Tests to the Local Plan). 

Along with other statutory agencies, the Environment Agency has published advice on 
neighbourhood planning. Anyone preparing a neighbourhood plan or order may also find it helpful to 
consult the lead local flood authority for the area. 

 

Devon Waste Local Plan (adopted 2006) 

 

POLICY WPP18: PROTECTION OF FLOODPLAINS 

Proposals for waste management facilities which increase the risk of flooding or reduce floodplain 
capacity will not be permitted unless the risks or impacts can be mitigated by appropriate measures. 
  

http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-and-coastal-change/strategic-flood-risk-assessment/
http://maps.environment-agency.gov.uk/wiyby/wiybyController?ep=maptopics&lang=_ehttp://
http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-and-coastal-change/the-aim-of-the-sequential-test/
http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-and-coastal-change/the-exception-test/
http://a0768b4a8a31e106d8b0-50dc802554eb38a24458b98ff72d550b.r19.cf3.rackcdn.com/LIT_6524_7da381.pdf
http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-and-coastal-change/taking-flood-risk-into-account-in-the-preparation-of-local-plans/which-flood-risk-management-bodies-should-local-planning-authorities-seek-advice-from-when-preparing-local-plans/
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East Devon Strategic Flood Risk Assessment, 2008 

 

 

 
 
The rivers and immediate environs that rise in the Blackdown Hills and run through the 
neighbourhood planning area are Flood Zones 2 and 3a, the extent of which are shown on the parish 
map later in this topic section.  The local plan policy below takes forward the findings of the 
assessment. 

 

East Devon Local Plan 2006 to 2026 (Submission Publication version) 
 

EN21 - River and Coastal Flooding:  

A sequential approach will be taken to considering whether new developments excluding minor 
developments and changes of use (minor development includes non-residential extensions with a 
footprint of less than 250 square metres, development that does not increase the size of the building 
or householder development unless it would create a separate dwelling) will be permitted in areas 
subject to river and coastal flooding. 

Wherever possible developments should be sited in Flood Zone 1 as defined in the East Devon District 
Council Strategic Flood Risk Assessment. Only if there is no reasonably available site in Flood Zone 1 
will locating the development in Flood Zone 2 and then Flood Zone 3 be considered. The flood 
vulnerability of proposed development, as set out in Appendix D of the East Devon Strategic Flood 
Risk Assessment will be taken into account. 

If, after following this sequential approach, acceptable sites cannot be found and the development is 
necessary for wider sustainable development reasons, development may be permitted if all of the 
following criteria are met. 
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1. It is demonstrated that the development provides wider sustainability benefits to the community 
that outweigh flood risk. 

2. The proposed development is on previously developed land that is suitably located and available 
for development, unless no reasonable alternative sites are available. 

3. A flood risk assessment demonstrates that the development will be safe, without increasing flood 
risk elsewhere and, where possible, will reduce flood risk overall. 

This shall not apply to ‘highly vulnerable’ development in Flood Zone 3a or ‘less vulnerable’; ‘more 
vulnerable’; or ‘highly vulnerable’ development in Flood Zone 3b as defined in the East Devon 
Strategic Flood Risk Assessment. 

 

EN22 Surface Run-Off Implications of New Development:  

Planning permission for new development will require that: 

1. The surface run-off implications of the proposal have been fully considered and found to be 
acceptable. 

2. Appropriate remedial measures are included as an integral part of the development, (where 
practicable sustainable urban drainage systems in accordance with Environment Agency 
recommendations are encouraged). 

3. Where remedial measures are required away from the application site, the developer is in a 
position to secure the implementation of such measures. 

4. A Drainage Impact Assessment will be required for all new development with potentially 
significant surface run off implications. 

 

Blackdown Hills Area of Outstanding Natural Beauty 

AONB Management Plan 

 

Policy NR 1/C  

Support a catchment-based approach to the enhancement and sustainable management of the 
Blackdown Hills water environment. 
  



48 
 

Local Written Evidence  
 

Parish Characteristics 
 
The parish lies within the Blackdown Hills Area of Outstanding Natural, forming an integral part of 
the area’s complex and beautiful visual mosaic.  The majority of the parish is high plateau that falls 
steeply on its northern edges and slopes more gently on its south side down to valleys, carved by 
rivers and streams.  The parish has a long agricultural history and the charming field patterns that we 
see today are the result of centuries of management. The distinctive ‘Blackdowns’ hedgerows are a 
fundamental feature of the local landscape as well as being vital for wildlife. 
 
Written documents 
 
From review of the Parish Plan, the natural environment was not raised as an issue. 
 
Data 
 
The following maps show constraints and designations for flood risk, biodiversity and landscape 
character. 
 
All maps in Natural Environment section provided by Blackdown Hills AONB/Devon County Council 
© Crown Copyright and database right 2014. Ordnance Survey 100019783. 
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© Crown copyright and database rights [2014] Ordnance Survey [100055583 EUL]. Use of this data is subject to 

terms and conditions.  
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© Crown copyright and database rights [2014] Ordnance Survey [100055583 EUL]. Use of this data is subject to 

terms and conditions.  
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© Crown copyright and database rights [2014] Ordnance Survey [100055583 EUL]. Use of this data is subject to 

terms and conditions.  
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Key Questions and Messages 
 
• We live in a precious and sensitive environment nationally recognised for its landscape quality and flora 

and fauna. 
• What must be preserved and/or enhanced? 
• Do we need to introduce or extend protection measures within the parish?  
• How can we help increase biodiversity and the ecological network? 
• Should we be creating new woodlands, if so where? 
• How can we help facilitate sustainable farm management? 
• How can we ensure that new development has minimum adverse effect on the natural environment? 
• How best can we ensure development is appropriate to landscape character in terms of design, quality 

and visual appearance? 
• How can we best alleviate and or minimise the risk of flooding? 
• Should greater weight be sought for the policies of the Blackdown Hills Management Plan in the 

neighbourhood plan or ‘signpost’ it as a material consideration? 
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Built and Historic Environment  
(cultural heritage, historic buildings, conservation areas, archaeology, settlement characteristics 
and vernacular, built form and design) 
 
Sources of evidence used in this section 

Document / Data Title 
and Date 

Author Weblink 

National Planning Policy 
Framework, 2012 

Department for Communities 
and Local Government 

https://www.gov.uk/governme
nt/uploads/system/uploads/att
achment_data/file/6077/21169
50.pdf 

National Planning Practice 
Guidance, 2013 

Department for Communities 
and Local Government 

http://planningguidance.planni
ngportal.gov.uk/  

English Heritage Good Practice 
Advice on Neighbourhood 
Planning and the Historic 
Environment, 2014 

English Heritage http://www.english-
heritage.org.uk/content/import
ed-docs/k-o/neighbourhood-
planning-information-2014.pdf 

Heritage at Risk Register, 2013 English Heritage http://www.english-
heritage.org.uk/publications/ha
r-2013-registers/ 

Adopted Local Plan 2006 (Saved 
Policies) 

East Devon District Council http://www.eastdevon.gov.uk/f
orwardplan1995-2011.htm#top 

Local Plan (Proposed 
Submission (Publication) 
November 2012 Incorporating 
Changes Consulted on 23rd 
August to 7th October 2013) 

East Devon District Council http://www.eastdevon.gov.uk/l
ocalplan 

Blackdown Hills AONB 
Management Plan, 2013 

Blackdown Hills Area of 
Outstanding Natural Beauty 

http://www.blackdownhillsaon
b.org.uk/consultation.html  

Blackdown Hills AONB Design 
guide for Houses, 2012 

Blackdown Hills Area of 
Outstanding Natural Beauty 

http://www.blackdownhillsaon
b.org.uk/Planning.html  

Blackdown Hills AONB 
Guidance on Equestrian 
Development in East Devon, 
2011 

Blackdown Hills Area of 
Outstanding Natural Beauty 

http://www.blackdownhillsaon
b.org.uk/Planning.html  

Dunkeswell Parish Plan, 2011 Dunkeswell Parish Council http://www.dunkeswell.net/pa
rish%20plan.htm  

MoD Heritage Report 2009-
2011 

Defence Infrastructure 
Organisation 

https://www.gov.uk/governme
nt/uploads/system/uploads/att
achment_data/file/33359/herit
age_rpt_200911.pdf  

Dunkeswell Conservation Area 
Appraisal 

East Devon District Council http://www.eastdevon.gov.uk/
dunkeswellcap  

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
http://planningguidance.planningportal.gov.uk/
http://planningguidance.planningportal.gov.uk/
http://www.english-heritage.org.uk/content/imported-docs/k-o/neighbourhood-planning-information-2014.pdf
http://www.english-heritage.org.uk/content/imported-docs/k-o/neighbourhood-planning-information-2014.pdf
http://www.english-heritage.org.uk/content/imported-docs/k-o/neighbourhood-planning-information-2014.pdf
http://www.english-heritage.org.uk/content/imported-docs/k-o/neighbourhood-planning-information-2014.pdf
http://www.english-heritage.org.uk/publications/har-2013-registers/
http://www.english-heritage.org.uk/publications/har-2013-registers/
http://www.english-heritage.org.uk/publications/har-2013-registers/
http://www.eastdevon.gov.uk/forwardplan1995-2011.htm#top
http://www.eastdevon.gov.uk/forwardplan1995-2011.htm#top
http://www.eastdevon.gov.uk/localplan
http://www.eastdevon.gov.uk/localplan
http://www.blackdownhillsaonb.org.uk/consultation.html
http://www.blackdownhillsaonb.org.uk/consultation.html
http://www.blackdownhillsaonb.org.uk/Planning.html
http://www.blackdownhillsaonb.org.uk/Planning.html
http://www.blackdownhillsaonb.org.uk/Planning.html
http://www.blackdownhillsaonb.org.uk/Planning.html
http://www.dunkeswell.net/parish%20plan.htm
http://www.dunkeswell.net/parish%20plan.htm
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/33359/heritage_rpt_200911.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/33359/heritage_rpt_200911.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/33359/heritage_rpt_200911.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/33359/heritage_rpt_200911.pdf
http://www.eastdevon.gov.uk/dunkeswellcap
http://www.eastdevon.gov.uk/dunkeswellcap
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Document / Data Title 
and Date 

Author Weblink 

Dunkeswell Conservation Area 
Appraisal Management Plan 

East Devon District Council http://www.eastdevon.gov.uk/
plg_dunkeswellcampreport.pdf  

 

Strategic evidence base 
 
The following sections summarise the main strategic documents and key policies which will need to 
inform the development of the Neighbourhood Plan.  Other key documents are ‘signposted’ and 
should be considered if necessary to help to fill gaps in contextual understanding, following 
completion of further research. 
 
National Planning Policy Framework (Design) 
 
Section 7 focuses on policy which seeks to ensure good design.  Paragraph 56 of the NPPF states the 
Government’s intention for the built environment to be required to have good design.  “The 
Government attaches great importance to the design of the built environment. Good design is a key 
aspect of sustainable development, is indivisible from good planning, and should contribute positively 
to making places better for people.”20 
 
The paragraph which applies most directly to neighbourhood plans is the following. 
 
“Local and neighbourhood plans should develop robust and comprehensive policies that set out the 
quality of development that will be expected for the area. Such policies should be based on stated 
objectives for the future of the area and an understanding and evaluation of its defining 
characteristics.  Planning policies and decisions should aim to ensure that developments: 
● will function well and add to the overall quality of the area, not just for the short term but over the 
lifetime of the development; 
● establish a strong sense of place, using streetscapes and buildings to create attractive and 
comfortable places to live, work and visit; 
● optimise the potential of the site to accommodate development, create and sustain an appropriate 
mix of uses (including incorporation of green and other public space as part of developments) and 
support local facilities and transport networks; 
● respond to local character and history, and reflect the identity of local surroundings and materials, 
while not preventing or discouraging appropriate innovation; 
● create safe and accessible environments where crime and disorder, and the fear of crime, do not 
undermine quality of life or community cohesion; 
and 
● are visually attractive as a result of good architecture and appropriate landscaping.” 21 
 

                                                                 
20 Paragraph 56, NPPF, Department for Communities and Local Government, 2012 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf 
21 Paragraph 58, NPPF, Department for Communities and Local Government, 2012 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf 

http://www.eastdevon.gov.uk/plg_dunkeswellcampreport.pdf
http://www.eastdevon.gov.uk/plg_dunkeswellcampreport.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf


55 
 

The NPPF is also clear that design requirements should not stifle innovation, originality or initiative, 
nor impose particular architectural styles or tastes.  However, it is appropriate to seek to promote or 
reinforce local distinctiveness.   
 
The NPPF also states the following. 
 
“Applicants will be expected to work closely with those directly affected by their proposals to evolve 
designs that take account of the views of the community. Proposals that can demonstrate this in 
developing the design of the new development should be looked on more favourably.” 22 
 
The NPPF also has policy relating to advertisements the need for their control to be efficient, 
effective and simple in concept and operation. 
 
National Planning Practice Guidance (Design) 
 
The National Planning Practice Guidance23, which amplifies the policies in the NPPF, has a section on 
design.  It sets out why good design is important and focuses on answering the following questions.   
 
• What planning objectives can good design help achieve? 
• What is a well designed place? 
• How should buildings and the spaces between them be considered? 
• Which planning processes and tools can we use to help achieve good design? 
• Are there design issues that relate to particular types of development? 
 
National Planning Policy Framework (Historic Environment) 
 
Section 12 focuses on conserving and enhancing the historic environment.  Most of the policy in the 
NPPF requires specific actions of local planning authorities, although by implication and through 
reference to planning decisions, much of its content also applies to neighbourhood plans.  A number 
of important sections are reproduced below. 
 
“Local planning authorities should set out in their Local Plan a positive strategy for the conservation 
and enjoyment of the historic environment… including heritage assets most at risk through neglect, 
decay or other threats. In doing so, they should recognise that heritage assets are an irreplaceable 
resource and conserve them in a manner appropriate to their significance. In developing this 
strategy, local planning authorities should take into account: 
● the desirability of sustaining and enhancing the significance of heritage assets and putting them to 
viable uses consistent with their conservation; 
● the wider social, cultural, economic and environmental benefits that conservation of the historic 
environment can bring; 

                                                                 
22 Paragraph 66, NPPF, Department for Communities and Local Government, 2012 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf 
23 See http://planningguidance.planningportal.gov.uk/blog/guidance/rural-housing/how-should-local-
authorities-support-sustainable-rural-communities/  

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
http://planningguidance.planningportal.gov.uk/blog/guidance/rural-housing/how-should-local-authorities-support-sustainable-rural-communities/
http://planningguidance.planningportal.gov.uk/blog/guidance/rural-housing/how-should-local-authorities-support-sustainable-rural-communities/
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● the desirability of new development making a positive contribution to local character and 
distinctiveness; and 
● opportunities to draw on the contribution made by the historic environment to the character of a 
place.”24 
 
“When considering the designation of conservation areas, local planning authorities should ensure 
that an area justifies such status because of its special architectural or historic interest, and that the 
concept of conservation is not devalued through the designation of areas that lack special interest.” 

25 
 
“In determining planning applications, local planning authorities should take account of: 
● the desirability of sustaining and enhancing the significance of heritage assets and putting them to 
viable uses consistent with their conservation; 
● the positive contribution that conservation of heritage assets can make to sustainable communities 
including their economic vitality; and 
● the desirability of new development making a positive contribution to local character and 
distinctiveness.” 26 
 
“When considering the impact of a proposed development on the significance of a designated 
heritage asset, great weight should be given to the asset’s conservation. The more important the 
asset, the greater the weight should be. Significance can be harmed or lost through alteration or 
destruction of the heritage asset or development within its setting. As heritage assets are 
irreplaceable, any harm or loss should require clear and convincing justification. Substantial harm to 
or loss of a grade II listed building, park or garden should be exceptional. Substantial harm to or loss 
of designated heritage assets of the highest significance, notably scheduled monuments, protected 
wreck sites, battlefields, grade I and II* listed buildings, grade I and II* registered parks and gardens, 
and World Heritage Sites, should be wholly exceptional.” 27 
 
National Planning Practice Guidance (Historic Environment) 
 
The NPPG also has a section on conserving and enhancing the historic environment.  Two of the 
sections focus on plan making and decision taking.  The former includes a section on ‘How should 
heritage issues be addressed in neighbourhood plans?’. 
 
It states: 
 

                                                                 
24 Paragraph 126, NPPF, Department for Communities and Local Government, 2012 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf 
25 Paragraph 127, NPPF, Department for Communities and Local Government, 2012 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf 
26 Paragraph 131, NPPF, Department for Communities and Local Government, 2012 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf 
27 Paragraph 132, NPPF, Department for Communities and Local Government, 2012 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
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“Where it is relevant, neighbourhood plans need to include enough information about local heritage 
to guide decisions and put broader strategic heritage policies from the Local Plan into action at a 
neighbourhood scale. 
 
Where it is relevant, designated heritage assets within the plan area should be clearly identified at 
the start of the plan-making process so they can be appropriately taken into account. In addition, 
and where relevant, neighbourhood plans need to include enough information about local non-
designated heritage assets including sites of archaeological interest to guide decisions. 
 
The local planning authority heritage advisers should be able to advise on local heritage issues that 
should be considered when preparing a neighbourhood plan. The local Historic environment record 
and any local list will be important sources of information on non-designated heritage assets.”28 
 
English Heritage Good Practice Advice on Neighbourhood Planning and the Historic Environment 
 
English Heritage’s website states that “Including heritage matters in a neighbourhood plan will help 
make sure that potential new development is properly integrated with what is already there and 
does not result in the loss of local distinctiveness. Addressing how best to integrate new development 
into an existing place can encourage people to be innovative.  
Taking into account what is special about a place often demonstrates that off-the-shelf design and 
construction might not be appropriate. It encourages sensitive development of historic buildings and 
places that can invigorate an area, stimulating investment, entrepreneurship, tourism and 
employment.”29 It provides guidance on heritage and neighbourhood planning which is worth 
referencing here.  The guidance note sets out the benefits of including the historic environment in 
neighbourhood planning and what information about local heritage should go into a neighbourhood 
plan.   
 
“Any policies you include in the Neighbourhood Plan should be based on appropriate evidence, and 
information on how a place has developed and evolved is often a key element. This could include a 
description of the historic character of the area, as well as identifying any listed buildings, scheduled 
monuments, conservation areas, registered parks and battlefields or local heritage assets. An 
assessment of the condition and vulnerability of the local historic environment will also help in 
identifying the need for any future management action.  
When deciding on how much information to provide, as a guiding principle, we recommend including 
as much as is necessary to guide future decisions that may affect the character and heritage of a 
place.  
Our guidance on “Knowing Your Place”30 may help you in deciding what information to include in 
your Plan.”31 

                                                                 
28 Paragraph 007, National Planning Practice Guidance, Department for Communities and Local Government, 
2013 http://planningguidance.planningportal.gov.uk/blog/guidance/conserving-and-enhancing-the-historic-
environment/plan-making-historic-environment/  
29 See http://www.english-heritage.org.uk/professional/advice/government-planning-policy/national-
planning-policy-framework/  
30 See http://www.english-heritage.org.uk/publications/knowing-your-place/  

http://planningguidance.planningportal.gov.uk/blog/guidance/conserving-and-enhancing-the-historic-environment/plan-making-historic-environment/
http://planningguidance.planningportal.gov.uk/blog/guidance/conserving-and-enhancing-the-historic-environment/plan-making-historic-environment/
http://www.english-heritage.org.uk/professional/advice/government-planning-policy/national-planning-policy-framework/
http://www.english-heritage.org.uk/professional/advice/government-planning-policy/national-planning-policy-framework/
http://www.english-heritage.org.uk/publications/knowing-your-place/
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The guidance also sets out where information on the historic environment can be found.  It also 
provides guidance on how a community can undertake a local ‘placecheck’ to help identify the 
design and heritage issues of importance.32   
 
The guidance sets out the sorts of evidence and policies which could be included in a neighbourhood 
plan. 
 
“It is for the local community to decide on the scope and content of a Neighbourhood Plan. However, 
there could be benefits in setting out a specific historic environment section within the Plan, drawing 
on the evidence from Placecheck, other sources of information on the historic environment, and/or 
more detailed assessments where they have been carried out. These could include:  
• An analysis of the historic character of the area highlighting its contribution to the development 
and appearance of the place  
• The identification of any listed buildings, scheduled monuments, registered parks and gardens, and 
battlefields or local heritage assets, and a discussion of the contribution they make to local character  
• The environmental issues which the Plan seeks to address  
• Opportunities to repair, conserve or bring heritage assets back into use, especially those that are at 
risk  
• Policies to manage the settings of heritage assets or important views  
• Policies to promote locally distinctive development in terms of scale and materials  
• Particular historic environment considerations to be taken into account when seeking to develop 
specific sites  
• Opportunities for investment into the historic environment alongside delivery of new development, 
for example through Neighbourhood Level Community Infrastructure Levy spending, Planning 
Contributions and other sources of funding  
• The Neighbourhood Plan could also identify any buildings and spaces that are worthy of protection 
through national designation or local designation, the possibility of new or revised conservation 
areas together with conservation area appraisals, the need for a local heritage list or local buildings 
at risk survey.”33 

 

Heritage at Risk Register 
 
English Heritage maintains a Heritage at Risk Register, which is available online and in published 
(pdf) format.34  The 2013 Register lists the following heritage assets in the Blackdown Hills parishes. 
 

                                                                                                                                                                                                       
31 pp.3-4, English Heritage Good Practice Advice on Neighbourhood Planning and the Historic Environment, 
English Heritage, 2014, http://www.english-heritage.org.uk/content/imported-docs/k-o/neighbourhood-
planning-information-2014.pdf  
32 See http://www.placecheck.info/  
33 pp.7-8, English Heritage Good Practice Advice on Neighbourhood Planning and the Historic Environment, 
English Heritage, 2014 
34 Available to view here http://www.english-heritage.org.uk/publications/har-2013-registers/  

http://www.english-heritage.org.uk/content/imported-docs/k-o/neighbourhood-planning-information-2014.pdf
http://www.english-heritage.org.uk/content/imported-docs/k-o/neighbourhood-planning-information-2014.pdf
http://www.placecheck.info/
http://www.english-heritage.org.uk/publications/har-2013-registers/
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MoD Heritage Report 2009-2011 

 

The Defence Infrastructure Organisation published a report about the heritage assets that the 

Ministry of Defence owns and the future plans for their use or disposal35.  The report covered the 

                                                                 
35 Disposal is defined in the report as follows: “The Department follows the DCMS, OGC, English Heritage 
guidance for Government Departments on The Disposal of Heritage Assets 2010. MOD Historic Environment 
Advisers and Service Heritage Branches have visibility of all potential disposals of land and property across the 
Department. Potential heritage issues are now identified at an early stage in the disposals process. All disposal 
programmes undertake sustainability appraisals which will also consider potential heritage issues. Details of 
heritage related disposals during the reporting period are at Table 6.” (page 16, paragraph 34, MoD Heritage 
Report 2009-2011, 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/33359/heritage_rpt_200911
.pdf ).  Methods of disposal are set out in English Heritage guidance “The Disposal of Heritage Assets”, 
http://www.english-heritage.org.uk/publications/disposal-heritage-assets/guidance-disposals-final-jun-10.pdf 
in section 8.  

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/33359/heritage_rpt_200911.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/33359/heritage_rpt_200911.pdf
http://www.english-heritage.org.uk/publications/disposal-heritage-assets/guidance-disposals-final-jun-10.pdf
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period 2009-11 and refers to five buildings at the airfield (buildings 165, 166, 22, 24 and 25) which 

are considered as heritage assets which are defined as being ‘at risk’.  Both Grade II listed buildings, 

they are marked for disposal “during the reporting period”.  This suggests that they have been 

passed from ownership of the MoD to others between 2009 and 2011.   

 

Adopted Local Plan 2006 (Saved Policies) 
 
As a result of the planning system going through significant changes in recent years in terms of the 
statutory planning documents that need to be produced (including those produced by the local 
planning authority), formally, the ‘development plan’ policies for East Devon are those which have 
been ‘saved’ and which were part of the East Devon Adopted Local Plan 1995 – 2011 (adopted in 
2006)36.  The majority of policies in the Local Plan were ‘saved’ in 2009 as a result of a ‘Direction’ 
from the Secretary of State for Communities and Local Government.  The policies are saved until 
replaced by new policies in an adopted Local Plan.  A new Local Plan is currently in preparation (see 
below).   
 
Until the new Local Plan is adopted, these saved policies will continue to have some ‘weight’ in the 
decision making process.  The weight will vary with the degree to which the policy is still relevant in 
terms of evidence and national policy. 
 
A summary of the saved policies of most relevance to design and the historic built environment are 
set out below.  It is important to note that these policies are now getting ‘old’ and are in the process 
of being replaced by policies in the new and emerging Local Plan.  Therefore, while they form the 
‘development plan’ and have ‘weight’ in the planning process given that they are adopted, in terms 
of forming new neighbourhood plan policies and informing emerging themes for the neighbourhood 
plan, the emerging policies in the new Local Plan should be considered as having as important a 
significance for these purposes, although it should be acknowledged of course that any emerging 
policies are subject to change.  The summary below is therefore proportionate in its depth of 
analysis to the current position of local policy development. 
 

Policy D1 (Design and Local Distinctiveness) 
 
In order to ensure that new development is of a high quality design and locally 
distinctive, a design statement setting out the design principles to be adopted should 
accompany proposals for new development. Proposals should have regard to Village 
and Design Statements adopted as Supplementary Planning Guidance.  Proposals will 
only be permitted where they:  
 
1. Reinforce the key characteristics and special qualities of the area in which the 

development is proposed; 
 

                                                                 
36 See http://www.eastdevon.gov.uk/forwardplan1995-2011.htm#top for further details. 

http://www.eastdevon.gov.uk/forwardplan1995-2011.htm#top


61 
 

2. Ensure that the scale, massing, height, fenestration and materials of buildings 
relate well to their context. 

 
3. Do not adversely affect: 
 i) The distinctive historic or architectural character of the area; 
 ii) The urban form, in terms of significant street patterns, groups of 

buildings and open spaces; 
  iii) Important landscape characteristics and prominent topographical 
features;  
 iv) Trees worthy of retention; 
 v) The amenity of occupiers of adjoining residential properties. 
 
4. Have due regard for important aspects of detail and quality and should 
incorporate: 
 i) Secure and attractive layouts with safe and convenient access for the 

whole  community, including disabled users; 
 ii) Measures to create a safe environment for the community and reduce 

the  potential for crime; 
 iii) Use of appropriate building materials and techniques respecting local 

tradition  and vernacular styles as well as, where possible, contributing to 
low embodied  energy and CO2 reduction; 

 iv) Necessary and appropriate street lighting and furniture and, subject to 
 negotiation with developers, public art integral to the design; 

 v)    Features that maintain good levels of daylight and sunlight into and 
between   buildings to minimise the need for powered lighting;  

 vi) Appropriate ‘greening’ measures relating to landscaping and planting, 
open  space provision and permeability of hard surfaces.   

 
 
 
Policy D10 (Re-Use of Rural Buildings Outside Settlements) 
 
The re-use, conversion, alteration or extension of rural buildings or farm buildings 
(buildings in the countryside outside of Built-up Area Boundaries) for an employment 
generating or business use will be permitted where: 
 
1. The new use is sympathetic to the rural character of the building and 

surrounding area and is for one of the following (or similar types of use) which 
add value to the local economy. 

 (i) Ancillary agricultural uses (including farm shops) 
 (ii) Community, recreation and tourist facilities 
 (iii) Crafts and Uses within the B1 Use Class. 
 (iv) Holiday accommodation (but only where the rural building is in close 

proximity  to the main farm/country house from which it will be 
serviced and a section 106  agreement has been entered into with the 
landowner, or a planning condition  imposed, to ensure the 
permanent retention of the accommodation in holiday use in association 
with the use of the main farm/ country house).   

 
2. The building is structurally sound and capable of conversion without the need 

for substantial extension, alteration or reconstruction; 
 
3. The form, bulk and general design of the building and its proposed conversion 

are in keeping with its surroundings, local building styles and materials; 
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4. Proposals will not have a damaging effect on the character of the building or 

the surrounding countryside and the proposed use would not harm the 
countryside by way of traffic, parking, storage, pollution or the erection of 
associated structures; 

 
5. The proposal will not substantively add to the need to travel by car, lead to a 

dispersal of activity or uses on such a scale as to prejudice village vitality; 
 
6. The proposal will not undermine the viability of an existing agricultural 

enterprise Proposals for conversion to residential use will only be permitted 
where the above criteria (with the exception of Criterion 1) are met as is one or 
more of the following:  

 
7. The conversion is the only way to secure the long term maintenance of a 

building of architectural or historic merit  and every reasonable attempt has 
been made to secure suitable business re-use; or 

 
8. A residential use is a subordinate part of a larger scheme and it will not be 

implemented prior to the business, industrial, tourism or recreation use; or 
 
9. Residential conversion is required to meet a need for a dwelling for a full time 

agricultural or forestry worker;  
 
Applications for the re-use of rural buildings should be accompanied by the results of 
a combined bat and barn owl survey. Furthermore, provision for barn owls should be 
incorporated into all rural barn conversions, irrespective of the presence or absence 
of barn owls. 
 
Where a future alteration or extension could have a detrimental effect on the character 
of the converted building or the area, permitted development rights will be withdrawn 
for such development. 
 
Where a proposal involves the re-use or conversion of agricultural buildings and the 
proliferation of any replacement or new buildings would have a serious detrimental 
effect on the landscape, permitted development rights will be withdrawn for new farm 
buildings on the relevant part of that particular agricultural unit or holding.  In 
determining proposals to convert a building constructed using agricultural permitted 
development rights, account will be taken of the extent to which the building has been 
used for its original purpose.   
 
 
 
Policy EN1 (Developments Affecting Areas of Outstanding Natural Beauty) 
 
In Areas of Outstanding Natural Beauty the conservation and enhancement of their 
natural beauty will be given priority over other considerations.  Development will only 
be permitted within or adjacent to the East Devon AONB or the Blackdown Hills AONB 
where the proposal conserves or enhances the landscape character of the area and 
respects traditional local built forms and complies with policies on development in 
the countryside and affordable housing, or it can be demonstrated that the 
development is in the national interest and that there are no alternative sites available 
elsewhere. 
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In considering development proposals within the AONB, particular attention will be 
paid to: 
 
1 the scale, siting and design of the development 
 
2 the colour and type of external materials 
 
3 landscaping and screening 
 
4 avoidance of noise disturbance and light pollution 
 
5 integration of nature conservation features 
 
6 opportunities to enhance or reinstate the natural beauty and distinctive 

character of the area and the wider landscape. 
 
Where development in AONBs is on a site within a Built-up Area Boundary, 
conservation and enhancement of the natural beauty will remain the priority.  In 
addition to the criteria above, particular attention must be paid to the retention of 
trees and natural features, so that the setting of the settlement in the landscape is not 
damaged and the natural beauty is conserved and enhanced. 
 
Development proposals adjacent, close to or clearly visible from the AONBs will only 
be permitted where they will not damage the natural beauty or otherwise threaten 
public enjoyment of the AONB. 
 
 
 
 
Policy EN7 (Nationally and Locally Important Archaeological Sites) 
 
Development that would harm nationally important archaeological remains or their 
settings, whether scheduled or not, will not be permitted.  Development that would 
harm locally important archaeological remains or their settings will only be permitted 
where the need for the development outweighs the damage to the archaeological 
interest of the site and its setting.  There is a presumption in favour of preservation in 
situ in the case of nationally and locally important remains.  Preservation of locally 
important remains by record will be required where the need for the development 
outweighs the need to preserve the remains in situ.  
 
 
 
Policy EN8 (Proposals Affecting Sites Which May Potentially be of Archaeological 
Importance) 
 
When considering development proposals affecting sites which are considered to 
potentially have remains of archaeological importance the District Council will not 
grant planning permission until the archaeological importance has been determined 
through assessment and/or evaluation.  
 
 
 
Policy EN9 (Extension, Alteration or Change of use of Buildings of Special 
Architectural and Historic Interest) 
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Development involving the change of use, alteration, extension or demolition of a 
listed building or development affecting the setting of a listed building, will only be 
permitted if it preserves the special architectural or historic interest of the building or 
its setting 
 
 
Policy EN10 (Demolition of a Listed Building) 
 
1. The Council will not grant permission for developments involving the 

substantial or total demolition of Listed Buildings including any features of 
special architectural or historic interest which contribute to the reasons for its 
listing unless: 

 
 i) There is clear and convincing evidence that all reasonable efforts have 

been  made to sustain existing uses or find viable new uses, and these efforts 
have  failed. 

 
 ii) It is shown that preservation in some form of charitable or community 

 ownership is not possible or suitable. 
 
 iii) The character or appearance of the building will be improved by partial 

 demolition or demolition of features within its setting. 
 
 iv) It is shown that redevelopment would produce substantial benefits for 

the  community which would decisively outweigh the loss resulting from 
 demolition. 

 
 v )    The retention of the listed building as a managed ruin is not a feasible 

 option.   
 
2. Where demolition of a Listed Building is to be permitted the Council may 
require that: 
  
 i) A scheme for the phased demolition and redevelopment of the site 

providing  for its management and treatment in the interim, is 
submitted to and  approved by the Council.  A copy of a signed 
contract for the construction work must be deposited with the local 
planning authority before demolition commences. 

 
 ii) Where practicable the building is dismantled and rebuilt or removed to a 

site  previously approved. 
 
 iii) Important features of the building are salvaged and stored or re-used. 
 
 iv) There is an opportunity for the appearance, plan and particular features 

of the  building to be measured and recorded. 
 
 v) Provision is made for archaeological investigation by qualified persons 

and  excavation of the site where appropriate. 
 
 
 
Policy EN11 (Preservation and Enhancement of Conservation Areas) 
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Proposals for development (including alterations, extensions and changes of use) or 
the display of advertisements within a Conservation Area as shown on the proposals 
maps, or outside the area, but which would affect its setting or views in or out of the 
area, will only be permitted where it would preserve or enhance the appearance and 
character of the area.  
 
 
 
Policy EN12 (Demolition of Unlisted Buildings in Conservation Areas) 
 
Development involving demolition, or partial demolition, of an unlisted building in a 
Conservation Area will only be permitted if: 
 
1. The structure to be demolished makes no material positive contribution to the 

character or appearance of the area. 
 
2. Detailed proposals for the re-use of the site, including any replacement 

building or other structure have been approved.  
 
3. There is clear and convincing evidence that all reasonable efforts have been 

made to sustain existing uses or find viable new ones and these efforts have 
failed. 

 
4.       It is shown that re-development would produce substantial benefits for the 

community which would outweigh the loss resulting from demolition.   
 
 
 
Policy EN13 (Development Affecting Parks and Gardens of Special Historic Interest) 
 
Planning permission will not be granted for developments which would damage the 
character, appearance or setting of the following Parks and Gardens of Special 
Historic Interest (as shown on the proposals maps) 
 
1. A La Ronde and the Point-In-View at Exmouth.  Grade II 
  
2. Bicton Gardens, Bicton.  Grade I 
 
3. Cadhay, Ottery St Mary.  Grade II 
 
4. Combe House, Gittisham.  Grade II 
 
5. Killerton, Broadclyst.  Grade II* 
 
6. Rockbeare House, Rockbeare.  Grade II 
 
7.     Connaught Gardens, Sidmouth.  Grade II  
 
8. Rousdon, Combpyne Rousdon.  Grade II 
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Policy E4 (Bad Neighbour Uses) 
 
The development or expansion of ‘bad neighbour uses’ will only be permitted where 
the following requirements are met in full: 
 
1. The use must not result in significant adverse effect on the amenity of the 

surrounding areas by means of noise, smell or other nuisance. 
 
2. The appearance of buildings, plant, site areas and workshops must not be 

detrimental to the area. 
 
3. Acceptable and safe access with adequate parking provision must be provided, 

thus ensuring that no work is carried on outside the premises or on the 
highway. 

 
4. Adequate provision is made for inside storage or if external storage is provided it 

is suitably landscaped or screened from adjoining occupiers. 
 
5. The use does not result in the loss of off-street parking facilities for existing uses. 
 
Proposals will be subject to conditions governing the nature of the activities and 
hours of operation so as to ensure that there are no significant adverse amenity 
effects. 
 
 
 
Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013) 
 
East Devon District Council is currently developing a new Local Plan which, when adopted, will 
replace the saved policies from the adopted Local Plan.  At the time of compiling this report, the 
emerging Local Plan is mid-Public Examination, with the Inspector of the Plan requiring further work 
to be done on the Plan before proceeding with the Examination, scheduled for re-convening in 
October 2014.37 
 
The new Local Plan, when adopted, will set the strategic context and statutory development plan 
strategic policies with which the neighbourhood plan needs to be in ‘general conformity’.  The 
neighbourhood plan will not be able to contest an overall scale, broad location or site specific 
housing allocations deemed as ‘strategic’ in the adopted Local Plan.  Other policies deemed as 
‘strategic’ and identified in Part 1 of the emerging Local Plan will also need to be used as the policy 
framework within which the neighbourhood plan is set.  These strategic policies can only be 
amplified or given ‘granularity’ (further detail) in the local context where they provide added value 
in policy terms.  Part 2 of the emerging Local Plan sets out development management policies which 
can be changed or added to in the local context in the neighbourhood plan where justified by 
evidence and policies add value (not repeating policy coverage elsewhere).  Part 3 of the emerging 
Local Plan sets out East Devon District Council’s position in relation to how they will encourage local 
communities to get involved in neighbourhood planning.  Much of this part of the emerging Local 

                                                                 
37 Further information on the Plan’s progress is available via the following link - 
http://www.eastdevon.gov.uk/localplan  

http://www.eastdevon.gov.uk/localplan
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Plan sets out advice and guidance on the process of developing a neighbourhood plan but there is 
one policy, NP1 ‘Neighbourhood Planning in East Devon’, which states: 
 
“East Devon District Council will support and encourage Parish and Town Councils, and if accepted in 
law local community groups (Neighbourhood Forums), to produce Neighbourhood Plans for their 
Parishes and/or defined neighbourhoods. 
Neighbourhood Plans must show how they implement the strategic policies (Part One) of this Local 
Plan but can choose to supersede or over-write all or any of the Development Management Policies 
(Part Two) of this plan.”38 
 
The policies summarised below39 which focus on design and the historic built environment need to 
be seen in the context of the process through which the emerging Local Plan is moving – i.e. that 
they could be subject to change prior to the Plan being adopted.   
 
“Strategy 5 – Environment:  
All development proposals will contribute to the delivery of sustainable development, ensure 
conservation and enhancement of natural historic and built environmental assets, promote ecosystem 
services and green infrastructure and geodiversity.  
 
Open spaces and areas of biodiversity importance and interest (including internationally, nationally and 
locally designated sites and also areas otherwise of value) will be protected from damage, and the 
restoration, enhancement, expansion and linking of these areas to create green networks will be 
encouraged through a combination of measures to include;  
 
1) Maximising opportunities for the creation of green infrastructure and networks in sites allocated for 
development;  
2) Creating green networks and corridors to link the urban areas and wider countryside to enable access 
by all potential users;  
3) The designation of Local Nature Reserves and County Wildlife Sites;  
4) Minimising the fragmentation of habitats, creation of new habitats and connection of existing areas 
to create an ecological network that is identified within the East Devon District Council Local 
Biodiversity Plan;  
5) Progress towards delivering the Biodiversity Action Plan targets and Local Nature Reserve Strategy;  
6) Conservation and enhancement of Sites of Special Scientific Interest (SSSI) in accordance with the 
Wildlife and Countryside Act. and other statutory and non-statutory nature conservation and wildlife 
sites and areas of value;  
7) Making use of and protecting from development areas that are vulnerable to surface water runoff 
and flooding.  
8) Working in partnership with neighbouring authorities to implement a consistent and strategic 

                                                                 
38 p.240, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 

39 From the Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted 
on 23rd August to 7th October 2013) (available to view via the following weblink - 
http://www.eastdevon.gov.uk/lpoct2013pdf.pdf) 

http://www.eastdevon.gov.uk/lpoct2013pdf.pdf
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approach to the protection and enhancement of the highest tier of wildlife sites.  
 
New development will incorporate open space and high quality landscaping to provide attractive and 
desirable natural and historic built environments for new occupants and wildlife. It will contribute to a 
network of green spaces and ensure potential adverse impacts on the Exe Estuary and East Devon 
Pebblebed Heaths European wildlife sites are appropriately mitigated against. Where there is no 
conflict with biodiversity interests, the enjoyment and use of the natural environment will be 
encouraged and all proposals should seek to encourage public access to the countryside.”40 
 

“Strategy 6 - Development within Built-Up Area Boundaries:  
Built-up Area Boundaries are defined on the Proposals Map around the settlements of East Devon    
appropriate through strategic policy to accommodate growth and development. Within the boundaries    
permitted if:  
1. It would be compatible with the character of the site and its surroundings and in villages with the ru     
settlement.  
2. It would not lead to unacceptable pressure on services and would not adversely affect risk of flooding     
3. It would not damage, and where practical, it will support promotion of wildlife, landscape, townscape     
4. It would not involve the loss of land of local amenity importance or of recreational value;  
5. It would not impair highway safety or traffic flows.  
6. It would not prejudice the development potential of an adjacent site.  
For the main Local Plan the boundaries relate to the Towns of East Devon. For our Villages they will be de     
Development Plan Document.  
 
Where a local community prepare a Neighbourhood Plan that plan may choose to extend outwards    
Built-up Area Boundaries in order to accommodate development. Alternatively the Neighbourhood P    
allocate sites and/or include criteria based or other policies for promoting development/land uses be    
Where a settlement does not have a Built-up Area Boundary a Neighbourhood Plan can specifically allo      
criteria or other polices for development. Such ‘outside of boundaries’ policy provision would supersede   
considerations set out in ‘Strategy 7 - Development in the Countryside’ and also other relevant constrain    

 
“Strategy 7 – Development in the Countryside:  
The countryside is defined as all those parts of the plan area that are outside the Built-up Area 
Boundaries and outside of site specific allocations shown on the Proposals Map. Development in the 
countryside will only be permitted where it is in accordance with a specific Local Plan policy that 
explicitly permits such development and where it would not harm the distinctive landscape, amenity 
and environmental qualities within which it is located, including:  
1. Land form and patterns of settlement.  
2. Important natural and manmade features which contribute to the local landscape character, 
including topography, traditional field boundaries, areas of importance for nature conservation and 
rural buildings.  

                                                                 
40 p.47, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
41 p.49, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
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3. The adverse disruption of a view from a public place which forms part of the distinctive character of 
the area or otherwise causes significant visual intrusions.”42 

 
The emerging Local Plan also sets out a vision for smaller towns, villages and the countryside which sets 
the strategic context for change across the parishes in the Blackdown Hills.  This is not a policy but is 
nevertheless important to design and heritage as it sets out the overall goals from which objectives and 
policies for change in these areas flow. 
 
“Our vision for smaller towns, villages and the countryside is one of:  
Seeking to accommodate modest development that supports and complements rural areas whilst 
helping to sustain their intrinsic qualities and appeal. This will need to be achieved in the context of 
planning for development in the highest quality of built and natural environmental settings whilst 
supporting communities social well-being and respecting the intrinsic features that help define the 
character of rural East Devon. But all the time recognising that rural East Devon has been designed and 
shaped by farming and rural practices and these will need to remain an intrinsic part of the future.”43 
 
Strategy 38 ‘Sustainable Design and Construction’ sets out policy for design parameters within the 
context of sustainable development. 
 

“Strategy 38 - Sustainable Design and Construction:  
Proposals for new development and for refurbishment of, conversion or extensions to existing buildings 
will be expected to demonstrate through a Design and Access Statement how:  
 
a) sustainable design and construction methods will be incorporated, specifically, through the re-use of 
material derived from excavation and demolition, use of renewable energy technology, landform, 
layout, building orientation, massing, use of local materials and landscaping;  
b) the development will be resilient to the impacts of climate change;  
c) cumulative impacts of this, with other developments, will be addressed; and  
d) potential adverse impacts, such as noise, smell, dust, arising from developments, both during and 
after construction, are to be mitigated.  
e) biodiversity improvements are to be incorporated. This could include measures such as integrated bat 
and owl boxes, native planting or green roofs.  
 
Developments of 10 or more dwellings or 1,000m2 of commercial floor space should be assessed using 
the CSH or BREEAM, with housing developments meeting at least CSH Level 4 from 2013. Smaller 
schemes will also be assessed where it is viable to do so.  
Due to their scale, developments in the West End and developments over 4 ha or 200 dwellings 
elsewhere in East Devon should achieve levels of sustainability in advance of those set out nationally. 
The Council will wish to see homes built to Code for Sustainable Homes Level 4 and this will be a 
material consideration as will incorporation of proposals for water harvesting and sustainable waste 

                                                                 
42 p.50, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
43 p.101, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
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management. In building refurbishments the Council will encourage and promote the integration of 
renewable energy into existing buildings.”44 

 

 
The emerging Local Plan sets out a broad policy in relation to local design distinctiveness. 
 
“Strategy 48 - Local Distinctiveness in the Built Environment:  
Local distinctiveness and the importance of local design standards in the development process will be of 
critical importance to ensure that East Devon's towns and villages retain their intrinsic physical built 
qualities. Where towns or villages are or have been despoiled we will seek to have qualities reinstated 
through good design. Use of local materials and local forms and styles will be essential to this 
distinctiveness.  
We will work with our partners and local communities to produce Design Statements to guide new 
development and ensure its appropriateness.”45 
 
It also has an overarching policy relating to the historic environment. 
 
“Strategy 49 – The Historic Environment Built Heritage and Building Conservation:  
The physical and cultural heritage of the district, including archaeological assets and historic landscape 
character, will be conserved and enhanced and the contribution that historic places make to the 
economic and social well-being of the population will be recognised, evaluated and promoted. We will 
work with our partners and local communities to produce or update conservation area appraisals and 
conservation area management plans.”46 
 
The importance of design and the role it can play in ‘designing out crime’ is highlighted by Strategy 
37. 
 
“Strategy 37 - Community Safety: Through the East and Mid Devon Community Safety Partnership the 
Council will work to reduce crime and the fear of crime in the District. The Council will encourage new 
development that has been designed to minimise potential for criminal activity and incorporates the 
principles of 'Secured by Design' and will support development proposals aimed specifically at 
improving community safety.”47 
 
Part 2 of the emerging Local Plan contains development management policies which relate 
specifically to development proposals which come forward during the period of the Plan.   
 

                                                                 
44 p.130, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
45 p.156, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
46 p.157, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
47 p.125, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
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“D1 - Design and Local Distinctiveness:  
Encouraging sustainable, good quality, well-designed buildings can improve the lives of people and 
communities by creating a better built environment that encourages positive, inspirational, 
environmentally responsible and healthy thinking. In order to ensure that new development, 
including the refurbishment of existing buildings to include renewable energy, is of a high quality 
design and locally distinctive, a design statement setting out the design principles to be adopted 
should accompany proposals for new development. Proposals should have regard to Village and 
Design Statements and other local policy proposals, including Neighbourhood Plans, whether 
adopted as Supplementary Planning Guidance or promoted through other means.  
 
Proposals will only be permitted where they:  
 
1. Reinforce the key characteristics and special qualities of the area in which the development is 
proposed.  
 
2. Ensure that the scale, massing, density, height, fenestration and materials of buildings relate 
well to their context.  
 
3. Do not adversely affect:  
a) The distinctive historic or architectural character of the area.  
b) The urban form, in terms of significant street patterns, groups of buildings and open spaces.  
c) Important landscape characteristics, prominent topographical features and important ecological 
features.  
d) Trees worthy of retention.  
e) The amenity of occupiers of adjoining residential properties.  
f) The amenity of occupants of proposed future residential properties, with respect to access to 
open space, storage space for bins and bicycles and prams and other uses; these considerations 
can be especially important in respect of proposals for conversions into flats.  
 
4. Have due regard for important aspects of detail and quality and should incorporate:  
a) Secure and attractive layouts with safe and convenient access for the whole community, 
including disabled users.  
b) Measures to create a safe environment for the community and reduce the potential for crime.  
c) Use of appropriate building materials and techniques respecting local tradition and vernacular 
styles as well as, where possible, contributing to low embodied energy and CO2 reduction.  
d) Necessary and appropriate street lighting and furniture and, subject to negotiation with 
developers, public art integral to the design.  
e) Features that maintain good levels of daylight and sunlight into and between buildings to 
minimise the need for powered lighting.  
f)Appropriate ‘greening’ measures relating to landscaping and planting, open space provision and 
permeability of hard surfaces.  
 
5. Incorporate measures to reduce carbon emissions and minimise the risks associated  with 
climate change. Existing buildings should also comply with this policy when energy reduction and 
generation measures are undertaken. Waste minimisation Measures to secure management of 
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waste in accordance with the waste hierarchy (reduce, reuse, recycle, recovery, disposal) should 
also feature in proposals during the construction and operational phases. 
6. Green Infrastructure and open spaces should be designed and located in a way that will 
minimise any potential security concerns for users.”48 

 
“D7 – Agricultural Buildings and Development:  
New agricultural buildings and development in the countryside will be permitted where there is a 
genuine agricultural need for the development and the following criteria are met:  
 
1. It is well integrated with its surroundings and closely related to existing buildings, being of 
appropriate location, scale, design and materials so as not to harm the character, biodiversity and 
landscape of the rural area particularly within the AONB.  
2. It will not be detrimental to the amenity of nearby residents on grounds of smell, noise or fly 
nuisance.  
4. It has been established that there are no other suitable buildings on the holding or in the vicinity 
which could meet the reasonable need.  
5. It will not lead to an unacceptable increase in traffic on the local highway network  
6. All clean roof and surface waters will be drained separately from foul drainage and foul drainage will 
not discharge to any watercourse in order to prevent pollution of the water environment.  
 
Proposals for the development of new buildings for livestock should be accompanied by a Waste 
Management Plan.”49 
 
“D8 – Re-use of Rural Buildings Outside of Settlements:  
The re-use or conversion of buildings in the countryside outside of Built-up Area Boundaries will be 
permitted where:  
 
1. The new use is sympathetic to, and will enhance the rural setting and character of the building and 
surrounding area and is in a location which will not substantively add to the need to travel by car or 
lead to a dispersal of activity or uses on such a scale as to prejudice village vitality.  
2. The building is structurally sound and capable of conversion without the need for substantial 
extension, alteration or reconstruction and any alterations protect or enhance the character of the 
building and its setting;  
3. The form, bulk and general design of the building and its proposed conversion are in keeping with its 
surroundings, local building styles and materials;  
4. The proposed use would not harm the countryside by way of traffic, parking, storage, pollution or the 
erection of associated structures;  
5. The proposal will not undermine the viability of an existing agricultural enterprise or require 
replacement buildings to fulfil a similar function.  
For any scheme it must be established that:  

                                                                 
48 p.169, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
49 p.173, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
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a) the building is no longer required for agricultural use or diversification purposes; and  
b) that its conversion will enhance its setting -  
e.g. through removal of modern extensions and materials, outside storage, landscaping etc.  
Residential use will be expected to comply with the affordable housing and, open space and education 
provision policies of the Plan.  
 
Applications for the re-use of rural buildings should be accompanied by the results of a combined bat 
and barn owl survey together with a heritage survey and heritage statement where appropriate. 
Furthermore, provision for barn owls should be incorporated into all rural barn conversions, irrespective 
of the presence or absence of barn owls. Where a future alteration or extension could have a 
detrimental effect on the character of the converted building or the area, permitted development rights 
will be withdrawn for such development. Where a proposal involves the re-use or conversion of 
agricultural buildings and the proliferation of any replacement or new buildings would have a serious 
detrimental effect on the landscape, permitted development rights will be withdrawn for new farm 
buildings on the relevant part of that particular agricultural unit or holding. In determining proposals to 
convert a building constructed using agricultural permitted development rights, account will be taken of 
the extent to which the building has been used for its original purpose.”50 
Development management policies which focus on the historic built environment are set out in 
chapter 22, ‘The Natural and Historic Environment’. 
 
“EN6 - Nationally and Locally Important Archaeological Sites:  
Development that would harm nationally important archaeological remains or their settings, whether 
scheduled or not, including milestones and parish stones, will not be permitted. Development that 
would harm locally important archaeological remains or their settings will only be permitted where the 
need for the development outweighs the damage to the archaeological interest of the site and its 
setting. There is a presumption in favour of preservation in situ in the case of nationally and locally 
important remains. Preservation of locally important remains by record will be required where the need 
for the development outweighs the need to preserve the remains in situ.”51 
 
“EN7 - Proposals Affecting Sites which may potentially be of Archaeological Importance:  
When considering development proposals the significance of any heritage assets (including the setting 
of any heritage assets) should first be established by the applicant. Where a proposed development site 
may affect a heritage asset with archaeological interest, the District Council will not grant planning 
permission until an appropriate desk based assessment and, where necessary, a field assessment has 
been undertaken.”52 
 

                                                                 
50 p.178, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
51 p.178, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
52 p.179, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
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“EN8 - Extension, Alteration or Change of Use of Buildings of Special Architectural and Historic 
Interest:  
Development involving the change of use, alteration extension or demolition of a listed building or 
development affecting the setting of a listed building, will be considered against Policy EN9.”53 
 
“EN9 - Development Affecting a Designated Heritage Asset or Loss of a Building or Structure that makes 
a Positive Contribution to a Conservation Area:   
The Council will not grant permission for developments involving substantial harm or total loss of 
significance of a designated heritage asset unless it can be demonstrated that it is necessary to achieve 
substantial public benefits that outweigh that harm or loss, or all of the following apply:  
 
a) the nature of the heritage asset prevents all reasonable uses of the site.  
b) no viable use of the heritage asset itself can be found in the medium term through appropriate 
marketing that will enable its conservation.  
c) conservation by grant-funding or some form of charitable or public ownership is demonstrably not 
possible.  
d) the harm or loss is outweighed by the benefit of bringing the site back into use.  
 
Substantial harm to or loss of a grade ll listed building, park or garden should be exceptional. 
Substantial harm to of loss of designated heritage assets of the highest significance should be wholly 
exceptional.  
 
Where total or partial loss of a heritage asset is to be permitted the Council may require that:  
 
f) A scheme for the phased demolition and redevelopment of the site providing for its management and 
treatment in the interim is submitted to and approved by the Council. A copy of a signed contract for 
the construction work must be deposited with the local planning authority before demolition 
commences.  
g) Where practicable the heritage asset is dismantled and rebuilt or removed to a site previously 
approved.  
h) Important features of the heritage asset are salvaged and re-used.  
i) There is an opportunity for the appearance, plan and particular features of the heritage asset to be 
measured and recorded.  
j) Provision is made for archaeological investigation by qualified persons and excavation of the site 
where appropriate.  
 
Where a development proposal would lead to less than substantial harm to the significance of a 
designated heritage asset, the harm will be weighed against the public benefits of the proposal, 
including securing its optimum viable use.”54 
 
“EN10 - Preservation and Enhancement of Conservation Areas:  
                                                                 
53 p.179, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
54 p.180, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
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Proposals for development, including alterations, extensions and changes of use, or the display of 
advertisements within a Conservation Area, or outside the area, but which would affect its setting or 
views in or out of the area, will only be permitted where it would preserve or enhance the 
appearance and character of the area. Favourable consideration will be given to proposals for new 
development within conservation areas or within the setting of heritage assets that enhance or 
better reveal the significance of the asset, subject to compliance with other development plan 
policies and material considerations.”55 
 
“EN11 - Demolition of Unlisted Buildings in Conservation Areas:  
Loss of a building or other structure that makes a positive contribution to the significance of a 
Conservation Area will be considered against the criteria set out in Policy EN9. Favourable consideration 
will be given to the demolition of a building or structure that makes no material positive contribution to 
the character or appearance of the area, subject to compliance with the other development plan 
policies and material considerations.”56 
 
“H6 - Replacement of Existing Dwellings in the Countryside:  
Proposals for the replacement of an existing dwelling outside the defined Built-up Area Boundaries 
will be permitted, provided that all the following criteria are satisfied:  
1. There is an existing, permanent, habitable dwelling located on the site, which is not a dwelling 
specifically granted planning permission under the agricultural or forestry exceptions policy.  
2. The replacement dwelling is located on, or adjacent to, the footprint of the existing dwelling.  
4. The replacement dwelling does not detract from the appearance and character of the landscape, 
and within the East Devon and Blackdown Hills Areas of Outstanding Natural Beauty harm the 
natural beauty of the landscape.  
5. The dwelling to be replaced is not of architectural importance (whether Listed or not) or important 
in terms of contributing to landscape character or quality or local distinctiveness.  
A condition will be attached to any planning permission granted, which requires the demolition of 
the existing dwelling prior to the occupancy of the replacement dwelling, should an alternative 
location for the replacement dwelling be agreed.”57 
 
AONB Management Plan (Historic Environment) 

 

58Objectives Policies 
CH 1  
The historic environment and cultural 
heritage of the Blackdown Hills is 
conserved and managed.  
 

CH 1/A  
Support the development and delivery of agri-
environment schemes and other initiatives that 
conserve and manage the historic environment 
and cultural heritage of the AONB.  

                                                                 
55 p.181, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
56 p.182, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
57 p.200, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
58 Page 32, Blackdown Hills AONB Management Plan (final publication draft), 2013 
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 CH 1/B 
Use the counties’ Historic Environment Records 
and historic landscape characterisation to inform 
policy-making, and development and land 
management decisions. 

 CH1/C 
Encourage and support training in traditional 
heritage skills. 

CH2 
The historic environment and cultural 
heritage of the AONB is understood, valued 
and celebrated. 
 

CH 2/A  
Encourage studies and research of the historic 
and cultural environment that raise 
understanding, awareness and appreciation of its 
significance.  

 CH 2/B   
Encourage opportunities for local people to 
participate in exploring their cultural heritage, 
through historical research and recording, and 
celebrating local distinctiveness.  

 CH 2/C   
Actively support volunteer activity to conserve, 
enhance and learn more about the historic 
environment. 

 

AONB Management Plan (Built Environment) 

 

59Objectives  Policies 
PD 1  
All development in the AONB is of the 
highest quality, is in keeping with the 
landscape and conserves its wildlife, 
historic character and other special 
qualities.  
 

PD 1/A  
Seek to ensure that all local plan documents and 
decision making has regard to the AONB purpose, 
the management plan and other AONB statements 
and guidance, and ensure that the importance of 
conserving and enhancing the special qualities of 
the AONB is fully reflected in the land-use planning 
framework.  

 PD 1/B  
Seek to ensure that any necessary new 
developments or conversions within the AONB or 
affecting its setting conserve and enhance natural 
beauty and special qualities, particularly by 
respecting the area’s landscape character and the 
local character of the built environment, reinforce 
local distinctiveness and seek to enhance 
biodiversity.  

 PD 1/C  
Protect the AONB from inappropriate and 
unnecessary development, including promoting the 
use of existing buildings to accommodate new uses 

                                                                 
59 Page 56, Blackdown Hills AONB Management Plan (final publication draft), 2013 
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where appropriate and compatible with current 
planning policies and the special qualities of the 
AONB.  

PD 5  
The tranquillity of the Blackdown Hills 
AONB is conserved and enhanced by 
restricting or reducing noise and light 
pollution and major developments within 
or affecting the AONB.  
 

PD 5/A  
Encourage quiet enjoyment of the AONB and avoid 
or restrict developments, activities and events, 
including artificial light installations, which detract 
from the tranquillity of the Blackdown Hills.  

 PD 5/B  
Support recreational development only where it is 
in keeping with the purpose and the special 
qualities of the AONB. 

 

Design guide for Houses, AONB 

 

The introduction to the document states that it “Provides guidance on how buildings can be 
designed to conserve or enhance the distinctive character of the Blackdown Hills.” 60 

 

In summary the objectives of this design guide are to: 
 
• Raise awareness of the quality of the traditional built character of the Blackdown Hills AONB 
• Help identify and protect the distinctive traditional built character of the Blackdown Hills 

AONB and promote local identity 
• Inspire high quality design in new developments which respect the traditional built character 

and wider landscape of the AONB 
• Provide a co-ordinated and integrated approach to design advice throughout the AONB 
• Promote sustainability in design and use of resources, particularly locally produced building 

materials 
 

The guidance links to community-led guidance and suggests that many local communities have 
produced their own village design statements and parish plans. These describe the distinctive 
character of individual villages and the surrounding countryside, and identify design principles that 
should influence future development in individual settlements. This design guide provides a wider 
context for the preparation of these local village- or parish-based documents, and will also be very 
relevant to any communities embarking on a neighbourhood plan. 

 
General design principles61   
 
• Whether new build or alterations, good detailing, appropriate materials and sensitive 

treatment of the spaces around buildings are essential elements in achieving a successful and 
sympathetic scheme. 

                                                                 
60 Page 2-3, Blackdown Hills AONB Design Guide for Houses, 2012 
61 Page 12, Blackdown Hills AONB Design Guide for Houses, 2012 
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• Locations for new buildings and development should follow the traditional settlement pattern 
and respect the integrity of historical settlement forms. 

• Layouts for new development sites should reflect the road patterns and plot forms of the 
surrounding traditional settlement. It is important to create the same sense of enclosure, 
traditional proportions and massing of buildings, for example continuing a distinct building line 
along a street. 

• Building forms and materials should reflect the local traditions. 
• New extensions and additions to traditional buildings should respect the character and setting 

of the original building. Where new buildings are adjacent to traditional ones, consider the 
group as a whole, using scale, form, colour and materials to link new and old. 

• Sensitive design of the spaces around buildings is essential to preserve local character. The 
most harmoniously designed building can look 'out of place' if it is not properly integrated into 
its setting. 

• Contemporary design should draw on the qualities of landscape, historic features and buildings 
to reinforce local distinctiveness. 

 

Guidance on Equestrian Development in East Devon, AONB 

 

An unpublished, draft document, prepared by East Devon AONB with BHAONB on behalf of EDDC 
with a view to them adopting as Supplementary Planning Document for the district. EDDC not 
progressed with adopting it, but planning policy and environmental health officers were involved 
with its production. 

 

The guidance is backed up by a supporting evidence document which includes analysis of planning 
applications for equestrian development 2002-2010. This shows, amongst other things, that some of 
the Neighbourhood Planning parishes have experienced more equestrian development than other 
parts of the district (see the bar chart overleaf)62. 

 
The aim of the guidance is to:63 
 
• Provide design related advice and give greater clarity in respect of the provision of new stables, 
field shelters, riding arenas, storage areas and other forms of equestrian related development, whilst 
ensuring the safety and health of horses are taken into account; 
• Ensure that all new equestrian related developments are sympathetic to their surrounding 
environment in terms of siting and appearance and 
• Ensure that the landscape character, environmental quality, wildlife and amenity interest of the 
district is not harmed by inappropriate equestrian related development. 
 
The guidelines in the document relate to: 
 
• Outdoor Arenas / ménage  
                                                                 
62 Page 14, Guidance on Equestrian Development in East Devon (draft) Supporting Evidence Report, East Devon 
AONB, 2011 
63 Page 4, Guidance on Equestrian Development in East Devon (draft), East Devon AONB, 2011 
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• Indoor arenas  
• Riding Schools and liveries  
• Field Shelters  
• Stabling and associated building  
• Boundaries, trees, hedges and fences  
• Grazing and field management  
• Rights of Way and highways  
• Waste Management 
 
 

 

 

Dunkeswell Conservation Area Appraisal and Management Plan 

 

The Dunkeswell Conservation Area Appraisal was produced by East Devon District Council.  It states 
that “The Planning (Listed Buildings and Conservation Areas) Act 1990 defines a conservation area as 
‘an area of special architectural or historic interest the character or appearance of which it is 
desirable to preserve or enhance’. There currently over 9000 conservation areas in England and 
Wales and these designations aim to preserve and enhance the character and appearance of historic 
settlements. A Conservation Area Appraisal is an assessment of the character of the area and 
identifies the most significant aspects of its landscape, architecture and historical importance. It 
characterises the various components of its evolution and development, form, architecture and 
landscape setting.”64  The Appraisal includes a number of maps65, reproduced below, which help to 
set out the character of the Conservation Area. 

                                                                 
64 Conservation Area Appraisal, page 1, http://www.eastdevon.gov.uk/plg_dunkeswell_-_caa.pdf  

http://www.eastdevon.gov.uk/plg_dunkeswell_-_caa.pdf
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65 See http://www.eastdevon.gov.uk/dunkeswellcap to download. 

http://www.eastdevon.gov.uk/dunkeswellcap
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The Dunkeswell Conservation Area Management Plan was published by East Deon District Council in 
2010 and sets out the policies and guidance to be applied to the conservation area.  It states that the 
Management Plan will be updated on 5 year cycles, suggesting that a revisit of the Plan will be done 
in 2015.  It summarises that:  
 
“The management of the conservation area requires a multi-facetted approach. The erosion of 
character is almost always incremental and the removal of small building details or the addition of 
inappropriate extensions will have a marked effect over a longer period of time. It is therefore 
important to manage, monitor and enforce seemingly insignificant changes.  
 
While mechanisms are in place for monitoring and managing change the greatest pressure will be 
upon resources available to provide comprehensive policing and financial means to contribute to the 
enhancement of the public realm.  
 
The strengths of Dunkeswell’s conservation area are reinforced by a strong architectural identity and 
a very distinctive topography providing a dramatic natural canvas upon which the village and airfield 
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is set. Weaknesses are defined by poor boundary treatments, prominent power and telephone cables, 
and the condition of the significant WWII buildings in the airfield area. The conservation area 
appraisal and management plan together with future Supplementary Planning Documents must 
given due weight in planning decisions and the appeal process.”66 
 

 

  

                                                                 
66 p.15, Dunkeswell Conservation Area Management Plan, East Devon District Council, 
http://www.eastdevon.gov.uk/plg_dunkeswellcampreport.pdf  

http://www.eastdevon.gov.uk/plg_dunkeswellcampreport.pdf
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Local Written Evidence  
 

Parish Characteristics 
 
The Parish Plan describes Dunkeswell as follows.  “Doduceswilla is listed in the Domesday book as 
having a population of at least eleven families of freemen and several slaves under their lord. 
Dunkeswell as it is known today now houses a population of over 1,600 within its parish boundaries. 
It is situated on the southern edge of the Blackdown Hills on a high plateau 240 metres above sea 
level that falls steeply on its northern edges and slopes more gently on its south side down to valleys, 
dotted with dwellings and smallholdings, carved by rivers and streams. 
The main parts of Dunkeswell can be said to be the ‘old’ village centred around the church of St 
Nicholas, the Methodist Chapel and the Village Hall sited directly beneath the airfield and industrial 
estate; Highfield Estate located at the southern end of the village; and the aforementioned airfield 
and industrial estate where the wartime airfield was sited. 
The outlying areas of Dunkeswell are a series of ‘units’ which consist of large farms and significant 
historical developments such as Stentwood, built by Victorian squire John Eccles in 1881/2, the 
Wolford area – home to the Simcoe family and their workers and servants for many years – and 
Dunkeswell Abbey, originally the home of the Cistercian abbey built in 1201. 
Much of Dunkeswell remained relatively unchanged until Highfield Estate was built in the latter half 
of the 20th century. Some would say the most dramatic change occurred when the village, because 
of its position geographically, became the site for a World War II airfield. Dunkeswell would never be 
the same again. This is still very much a working airfield which has a growing industrial estate 
increasingly surrounding it.”67 
 
Written documents 
 
Dunkeswell Parish Plan, 2011 
 
The ‘village heritage’ section of the Dunkeswell Parish Plan and its Action Plan is reproduced below. 
 
“VILLAGE HERITAGE 
A majority of parishioners stated that the heritage of Dunkeswell was important and should be 
preserved. This included the museum, historical airfield buildings, the airfield, Wolford Chapel, 
Dunkeswell Abbey, and St. Nicholas’s Church. The character of the old village and old traditions and 
customs e.g. Old Twelfie were also thought to be important enough to preserve.”68 
 
The Plan’s actions in relation to heritage are as follows. 
 

                                                                 
67 p.4, Dunkeswell Parish Plan, 2011, Dunkeswell Parish Council, 2011 
68 p.7, Dunkeswell Parish Plan, 2011, Dunkeswell Parish Council, 2011 
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69 
 
Blackdown Hills Airfield Survey 
 
The Blackdown Hills Airfield Survey covered both Dunkeswell and Smeatharpe and was done in 1995 
by Paul Francis of the Airfield Research Group.  It catalogued the historic buildings on the airfields.  
The introduction to the report, largely a gazetteer, is reproduced below. 
 

                                                                 
69 p.14, Dunkeswell Parish Plan, 2011, Dunkeswell Parish Council, 2011 
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Should further detailed scrutiny of the identified assets be required as the neighbourhood plan 
develops, the Blackdown Hills AONB office keeps a copy of the full gazetteer. 
 
Data 
 

Data on the location of significant heritage assets70 is available from the English Heritage website71.  

The map below shows the location of these assets. 

                                                                 
70 ‘Assets’ are defined as Listed Buildings, Scheduled Monuments / Scheduled Ancient Monuments, Historic 
Parks and Gardens, World Heritage Sites, Battlefields, Protected Wrecks and Building Preservation Notices. 
71 See http://list.english-heritage.org.uk/  

http://list.english-heritage.org.uk/
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© Crown copyright and database rights [2014] Ordnance Survey [100055583 EUL]. Use of this data is subject to terms and 

conditions. 
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© Crown copyright and database rights [2014] Ordnance Survey [100055583 EUL]. Use of this data is subject to terms and 

conditions. 

 

 

© Crown copyright and database rights [2014] Ordnance Survey [100055583 EUL]. Use of this data is subject to terms and 

conditions. 

  



90 
 

 
 
Key Questions and Messages 
 
• National, AONB and Local Authority policies support neighbourhood plans having policies which 

reflect local distinctiveness to ensure development is in-keeping with the local built 
environment.   

• There is a desire to ensure that the character and form of the villages and rural landscape is not 
eroded if development takes place. 

• Does the community agree that these remain the priorities for the parish? 
• There is an opportunity to give the AONB Design Guide for Houses real weight by introducing a 

policy in the neighbourhood plan which stresses the importance of appropriate design and 
‘signposts’ the document, requiring decision takers on planning applications to take full account 
of its content. 

• There is no Village Design Statement for the built environment in the parish.  Should a VDS be 
developed to give local specificity to design requirements for development in the future?  Or is 
the community content with ‘signposting’ the AONB guidance to give it greater weight? 

• Should greater weight be sought for the policies of the Blackdown Hills Management Plan in the 
neighbourhood plan or ‘signpost’ it as a material consideration? 
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Population and Housing  
(socio and demographic characteristics, affordable housing needs, social housing and intermediate 
housing needs, housing market and prices, housing stock and types, development potential and 
capacity, historic completion rates, planning site histories and applications) 
 
Sources of evidence used in this section 

Document / Data Title 
and Date 

Author Weblink 

National Planning Policy 
Framework (NPPF) 

DCLG 
http://planningguidance.planningportal.
gov.uk/  

National Planning practice 
Guidance (NPPG) 

DCLG 
http://planningguidance.planningportal.
gov.uk/  

Emerging Local Plan EDCC 
http://www.eastdevon.gov.uk/lpsubmis
sion.htm 

East Devon Villages Plan DPD  EDCC 
http://www.eastdevon.gov.uk/villagedp
d.htm 

Adopted Local Plan 2006 (Saved 
Policies) 

EDDC 
http://www.eastdevon.gov.uk/forwardp
lan1995-2011.htm#top  

Annual Monitoring Report, 
2012/13 

EDCC 
http://www.eastdevon.gov.uk/gen022-
annualmonitoringreport2013.pdf  

East Devon Strategic Housing 
Market Assessment (SHMA) 2007 
and SHMA Update 2011  

EDCC 

http://www.eastdevon.gov.uk/hsg018-
strategichousingmarketassessmenteastd
evon2007.pdf  
and 
http://www.eastdevon.gov.uk/hsg020-
strategichousingmarketassessmenteastd
evonupdate2011.pdf  

Strategic Housing Land Availability 
Assessment (SHLAA), 2012 

EDCC 
http://www.eastdevon.gov.uk/shlaa.ht
m 

Home Choice Lettings Data 
Community Council 
of Devon 

https://www.devonhomechoice.com/  

Housing Aspirations of Older 
People Living in Rural Devon, 2011 

Community Council 
of Devon (on 
behalf of the 
Devon Rural 
Housing 
Partnership) 

http://www.eastdevon.gov.uk/hsg006-
housingaspirationsofolderpeoplelivinginr
uraldevon-2011.pdf  

Homes and Communities Plan 
2012–16: Living in this outstanding 
place 

EDDC 
http://www.eastdevon.gov.uk/homesan
dcommunitiesplan.pdf  

Housing Completions Data EDDC  

AONB Management Plan 2014-19 AONB Partnership 
www.blackdownhillsaonb.org.uk/manag
ement-plan.html 

http://planningguidance.planningportal.gov.uk/
http://planningguidance.planningportal.gov.uk/
http://planningguidance.planningportal.gov.uk/
http://planningguidance.planningportal.gov.uk/
http://www.eastdevon.gov.uk/lpsubmission.htm
http://www.eastdevon.gov.uk/lpsubmission.htm
http://www.eastdevon.gov.uk/villagedpd.htm
http://www.eastdevon.gov.uk/villagedpd.htm
http://www.eastdevon.gov.uk/forwardplan1995-2011.htm#top
http://www.eastdevon.gov.uk/forwardplan1995-2011.htm#top
http://www.eastdevon.gov.uk/gen022-annualmonitoringreport2013.pdf
http://www.eastdevon.gov.uk/gen022-annualmonitoringreport2013.pdf
http://www.eastdevon.gov.uk/hsg018-strategichousingmarketassessmenteastdevon2007.pdf
http://www.eastdevon.gov.uk/hsg018-strategichousingmarketassessmenteastdevon2007.pdf
http://www.eastdevon.gov.uk/hsg018-strategichousingmarketassessmenteastdevon2007.pdf
http://www.eastdevon.gov.uk/hsg020-strategichousingmarketassessmenteastdevonupdate2011.pdf
http://www.eastdevon.gov.uk/hsg020-strategichousingmarketassessmenteastdevonupdate2011.pdf
http://www.eastdevon.gov.uk/hsg020-strategichousingmarketassessmenteastdevonupdate2011.pdf
http://www.eastdevon.gov.uk/shlaa.htm
http://www.eastdevon.gov.uk/shlaa.htm
https://www.devonhomechoice.com/
http://www.eastdevon.gov.uk/hsg006-housingaspirationsofolderpeoplelivinginruraldevon-2011.pdf
http://www.eastdevon.gov.uk/hsg006-housingaspirationsofolderpeoplelivinginruraldevon-2011.pdf
http://www.eastdevon.gov.uk/hsg006-housingaspirationsofolderpeoplelivinginruraldevon-2011.pdf
http://www.eastdevon.gov.uk/homesandcommunitiesplan.pdf
http://www.eastdevon.gov.uk/homesandcommunitiesplan.pdf
http://www.blackdownhillsaonb.org.uk/management-plan.html
http://www.blackdownhillsaonb.org.uk/management-plan.html
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Document / Data Title 
and Date 

Author Weblink 

Design guide for houses AONB Partnership 

www.blackdownhillsaonb.org.uk/modul
es/documents/documents/BHAONBHou
sing-Design-
Guide_publishedMarch2012.pdf 

Parish Rural Profiles ACRE / OSCI  
Housing Market Data Zoopla www.zoopla.co.uk 

Dunkeswell Parish Plan 
Dunkeswell Parish 
Council 

http://www.dunkeswell.net/parish%20p
lan.htm  

Dunkeswell Shared Ownership 
Housing Assessment, 2013 

Dunkeswell Parish 
Council 

 

 
 
Strategic evidence base 
 
The following sections summarise the main strategic documents and key policies which will need to 
inform the development of the Neighbourhood Plan.  Other key documents are ‘signposted’ and 
should be considered if necessary to help to fill gaps in contextual understanding, following 
completion of the local research. 
 
National Planning Policy Framework 
 
The National Planning Policy Framework (NPPF) is the Government’s planning policies and guidance 
for England, setting the parameters within which the planning system, local planning authorities and 
Neighbourhood Plans should work and be set.  In effect, together with relevant statutory legislation, 
the NPPF along with its companion National Planning Practice Guidance (NPPG) (see below) set out 
the ‘rules’ within which the planning system has to operate.   
 
The NPPF is set within the context of delivering sustainable development, therefore setting out a 
‘presumption in favour of sustainable development’72.  All of its ‘three dimensions’ to sustainable 
development have a close relationship with people and housing.   
 
“There are three dimensions to sustainable development: economic, social and environmental. These 
dimensions give rise to the need for the planning system to perform a number of roles:  

• an economic role – contributing to building a strong, responsive and competitive economy, 
by ensuring that sufficient land of the right type is available in the right places and at the 
right time to support growth and innovation; and by identifying and coordinating 
development requirements, including the provision of infrastructure; 

• a social role – supporting strong, vibrant and healthy communities, by providing the supply 
of housing required to meet the needs of present and future generations; and by creating a 

                                                                 
72 See paragraph 14 of the NPPF for the definition of the ‘presumption in favour of sustainable development’. 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf  

http://www.blackdownhillsaonb.org.uk/modules/documents/documents/BHAONBHousing-Design-Guide_publishedMarch2012.pdf
http://www.blackdownhillsaonb.org.uk/modules/documents/documents/BHAONBHousing-Design-Guide_publishedMarch2012.pdf
http://www.blackdownhillsaonb.org.uk/modules/documents/documents/BHAONBHousing-Design-Guide_publishedMarch2012.pdf
http://www.blackdownhillsaonb.org.uk/modules/documents/documents/BHAONBHousing-Design-Guide_publishedMarch2012.pdf
http://www.dunkeswell.net/parish%20plan.htm
http://www.dunkeswell.net/parish%20plan.htm
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
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high quality built environment, with accessible local services that reflect the community’s 
needs and support its health, social and cultural well-being; and 

• an environmental role – contributing to protecting and enhancing our natural, built and 
historic environment; and, as part of this, helping to improve biodiversity, use natural 
resources prudently, minimise waste and pollution, and mitigate and adapt to climate 
change including moving to a low carbon economy”.73 

 
Translating this to what it means for Neighbourhood Plans, it states that “neighbourhoods should: 
 
• develop plans that support the strategic development needs set out in Local Plans, including 

policies for housing and economic development; 
• plan positively to support local development, shaping and directing development in their area 

that is outside the strategic elements of the Local Plan; and, 
• identify opportunities to use Neighbourhood Development Orders to enable developments that 

are consistent with their neighbourhood plan to proceed.”74 
 
It is important to be mindful of paragraphs 183-185, which set out the planning context within which 
Neighbourhood Plans should work.  With regard to housing, paragraph 184 is particularly important. 
 
“Neighbourhood planning provides a powerful set of tools for local people to ensure that they get the 
right types of development for their community.  The ambition of the neighbourhood should be 
aligned with the strategic needs and priorities of the wider local area.  Neighbourhood plans must be 
in general conformity with the strategic policies of the Local Plan.  To facilitate this, local planning 
authorities should set out clearly their strategic policies for the area and ensure that an up-to-date 
Local Plan is in place as quickly as possible.  Neighbourhood plans should reflect these policies and 
neighbourhoods should plan positively to support them.  Neighbourhood plans and orders should not 
promote less development than set out in the Local Plan or undermine its strategic policies.”75 
 
Section 6 focuses on policy which seeks to deliver a wide choice of high quality homes.  Much of the 
policy is directed towards provisions local planning authorities should make through their plans and 
the decision making process for planning applications.  It includes requirements to boost the supply 
of housing through an understanding of market and affordable housing needs in the housing market 
area, identify a five year housing land supply of deliverable sites, identify developable sites or broad 
locations for growth for a further 10 years, understand the expected rate of housing delivery and set 
out appropriate housing densities for the locality.   
 
Importantly, paragraph 49 states that “Housing applications should be considered in the context of 
the presumption in favour of sustainable development. Relevant policies for the supply of housing 

                                                                 
73 National Planning Policy Framework (DCLG), paragraph 7, page 2 
74 Paragraph 16, NPPF, 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf 
75 Paragraph 184, NPPF, Department for Communities and Local Government, 2012 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
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should not be considered up-to-date if the local planning authority cannot demonstrate a five-year 
supply of deliverable housing sites.”76 
 
Paragraphs 54 and 55 relate to housing in rural areas.  They state that: 
 
“In rural areas, exercising the duty to cooperate with neighbouring authorities, local planning 
authorities should be responsive to local circumstances and plan housing development to reflect local 
needs, particularly for affordable housing, including through rural exception sites where appropriate. 
Local planning authorities should in particular consider whether allowing some market housing 
would facilitate the provision of significant additional affordable housing to meet local needs.”77 
 
“To promote sustainable development in rural areas, housing should be located where it will enhance 
or maintain the vitality of rural communities. For example, where there are groups of smaller 
settlements, development in one village may support services in a village nearby. Local planning 
authorities should avoid new isolated homes in the countryside unless there are special 
circumstances such as: 
 
• the essential need for a rural worker to live permanently at or near their place of work in the 

countryside; or 
• where such development would represent the optimal viable use of a heritage asset or would be 

appropriate enabling development to secure the future of heritage assets; or 
• where the development would re-use redundant or disused buildings and lead to an 

enhancement to the immediate setting; or 
• the exceptional quality or innovative nature of the design of the dwelling. Such a design should: 

–– be truly outstanding or innovative, helping to raise standards of design more generally in rural 
areas; 
–– reflect the highest standards in architecture; 
–– significantly enhance its immediate setting; and, 
–– be sensitive to the defining characteristics of the local area.”78 

 
Another key principle of the NPPF relates strongly to housing development, “Requiring Good 
Design”.  Paragraph 58 encourages neighbourhood plans to plan positively for the achievement of 
high quality and inclusive design for all development (not just housing). 
 
“Local and neighbourhood plans should develop robust and comprehensive policies that set out the 
quality of development that will be expected for the area. Such policies should be based on stated 
objectives for the future of the area and an understanding and evaluation of its defining 
characteristics. Planning policies and decisions should aim to ensure that developments: 

                                                                 
76 Paragraph 49, NPPF, Department for Communities and Local Government, 2012 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf 
77 Paragraph 54, NPPF, Department for Communities and Local Government, 2012  
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf 
78 Paragraph 55, NPPF, Department for Communities and Local Government, 2012  
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf


95 
 

• will function well and add to the overall quality of the area, not just for the short term but 
over the lifetime of the development; 

• establish a strong sense of place, using streetscapes and buildings to create attractive and 
comfortable places to live, work and visit;  

• optimise the potential of the site to accommodate development, create and sustain an 
appropriate mix of uses (including incorporation of green and other public space as part of 
developments) and support local facilities and transport networks; 

• respond to local character and history, and reflect the identity of local surroundings and 
materials, while not preventing or discouraging appropriate innovation;  

• create safe and accessible environments where crime and disorder, and the fear of crime, do 
not undermine quality of life or community cohesion; and 

• are visually attractive as a result of good architecture and appropriate landscaping.”79 
 
National Planning Practice Guidance 
 
The National Planning Practice Guidance80, which amplifies the policies in the NPPF, has a section on 
how local authorities should support sustainable rural housing and communities and is worth noting 
here (reproduced in full below). 
 
• It is important to recognise the particular issues facing rural areas in terms of housing supply and 

affordability, and the role of housing in supporting the broader sustainability of villages and 
smaller settlements. This is clearly set out in the National Planning Policy Framework, in the core 
planning principles, the section on supporting a prosperous rural economy and the section on 
housing. 

• A thriving rural community in a living, working countryside depends, in part, on retaining local 
services and community facilities such as schools, local shops, cultural venues, public houses and 
places of worship. Rural housing is essential to ensure viable use of these local facilities. 

• Assessing housing need and allocating sites should be considered at a strategic level and through 
the Local Plan and/or neighbourhood plan process. However, all settlements can play a role in 
delivering sustainable development in rural areas – and so blanket policies restricting housing 
development in some settlements and preventing other settlements from expanding should be 
avoided unless their use can be supported by robust evidence. 

• The National Planning Policy Framework also recognises that different sustainable transport 
policies and measures will be required in different communities and opportunities to maximise 
sustainable transport solutions will vary from urban to rural areas. 

 
It is particularly important to note the line in the third bullet point above “…allocating sites should be 
considered at a strategic level and through the Local Plan and/or neighbourhood plan process.” in 
the context of considering whether or not a neighbourhood plan should allocate housing sites for 
development or not.  (The term ‘allocation’ refers to development sites which are set out on a map 
with boundaries to the site and which define exactly where development will take place.  Allocating 

                                                                 
79 National Planning Policy Framework (DCLG), paragraph 58, page 15 
80 See http://planningguidance.planningportal.gov.uk/blog/guidance/rural-housing/how-should-local-
authorities-support-sustainable-rural-communities/  

http://planningguidance.planningportal.gov.uk/blog/guidance/rural-housing/how-should-local-authorities-support-sustainable-rural-communities/
http://planningguidance.planningportal.gov.uk/blog/guidance/rural-housing/how-should-local-authorities-support-sustainable-rural-communities/
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sites does not mean that no other development will come forward on other sites.)   As already set 
out above, a neighbourhood plan cannot determine or deal with housing sites deemed by the local 
authority as being ‘strategic’ in nature, usually large scale developments, but which can also be sites 
deemed to be of critical importance to the delivery of the overall scale of housing identified in the 
Local Plan.  Smaller, non-strategic (or ‘local’), sites can be allocated in the neighbourhood plan, 
although they do not have to be.   
 
Clearly, local consultation will play a role in determining the approach to housing sites.  However, 
there are also other factors which are worth identifying in order to frame a debate on whether or 
not the neighbourhood plan allocates housing sites. The boxes below set out the potential 
implications of allocating housing sites in the neighbourhood plan. 
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Relationship between national, strategic and local planning policy and options for housing allocations 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

National Planning Policy 

Framework & National 

Planning Practice Guidance 

Local Plan & Other 

Development Plan 

Documents 

Neighbourhood Plan 

Development Site Allocations 

NATIONAL 

STRATEGIC 

LOCAL 

A. STRATEGIC 

B. LOCAL 

OR ? 
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Implications of Scenarios A and B 

 

 

 

 

 

 

 

  

What happens? 

The local authority allocates specific housing sites so that the minimum number of 

dwellings identified in its Local Plan is delivered on those sites, ensuring that they 

have certainty that the overall number across its area will be delivered.  Allocating 

sites does not mean that no other development will come forward on other sites. 

Implications 

1. The local authority has to go through consultation and statutory requirements to 

get proposals adopted (‘agreed’).  Therefore, the neighbourhood plan process can be 

used to influence the location of the housing sites. 

2. The Strategic Environmental Assessment (SEA) is done by the local authority. 

3. The resources and expertise needed to make the allocations is already in place to 

ensure that the local authority’s ‘strategic’ quantum of housing development is 

deliverable.  There is no additional resource or time burden placed on the parish 

council or neighbourhood plan steering group. 

4. The neighbourhood plan can still have policies which set the local ‘ground rules’ 

for things like the design, density and other standards for allocated housing and also 

‘criteria based’ policies for helping to determine planning applications for 

development which are submitted on sites which have not been allocated. 

5. Working with the local authority to allocate housing sites in the Local Plan or 

accompanying Development Plan Document (DPD) can save a neighbourhood plan 

steering group a lot of time and resource, particularly if the process of understanding 

development site opportunities and constraints is already underway. 

What happens? 

The local community decides that it would like to allocate ‘non-strategic’ (or smaller 

scale) housing sites in its neighbourhood plan, rather than leave it to the local 

authority.  The numbers cannot be lower than those identified in the Local Plan for 

the area, but the neighbourhood plan can increase them if supported by evidence. 

Implications 

1. It is likely to take longer to do the plan if the plan includes housing allocations. 

2. It may require additional focused consultation on housing sites to consider 

development options. 

3. The Strategic Environmental Assessment (SEA) will need to be done (or 

commissioned) by the neighbourhood plan steering group. 

4. Undertaking an SEA is likely to require additional time, resource and / or expertise 

to ensure it is robust and capable of resisting challenge by developers or other 

stakeholders. 

5. An SEA has to meet certain procedural requirements (e.g. local authority 

‘screening opinion’, ‘scoping’ report, 6 week consultation with Government 

Agencies…). 

6. Allocating sites can ‘put you in the driving seat’ when it comes to identifying 

preferred locations for housing, although the outcomes may not be any different to 

those reached if the local authority undertakes the allocations process. 

7. The steering group needs to be prepared to ‘take the rough with the smooth’ 

when it comes to discussing views on housing with the community. 

B. LOCAL A. STRATEGIC 
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So, in summary, there are a number of options to deal with housing delivery: 
 
A.  Allow the local authority to lead the process of allocation, but also introduce local criteria based 
policies in the neighbourhood plan to guide design, layout, density, steer away from inappropriate 
locations for development, etc.; or, 
 
B.  Allocate housing sites through the neighbourhood plan, and also introduce local criteria based 
policies in the neighbourhood plan to guide design, layout, density, steer away from inappropriate 
locations for development, etc.; or, 
 
(an option not identified above but which also introduces a risk of not being in control of delivery or 
even not delivering at all) 
 
C.  leave delivery solely to the market, but also introduce local criteria based policies in the 
neighbourhood plan to guide design, layout, density, steer away from inappropriate locations for 
development, etc. 
 
Adopted Local Plan 2006 (Saved Policies) 
 
As a result of the planning system going through significant changes in recent years in terms of the 
statutory planning documents that need to be produced (including those produced by the local 
planning authority), formally, the ‘development plan’ policies for East Devon are those which have 
been ‘saved’ and which were part of the East Devon Adopted Local Plan 1995 – 2011 (adopted in 
2006)81.  The majority of policies in the Local Plan were ‘saved’ in 2009 as a result of a ‘Direction’ 
from the Secretary of State for Communities and Local Government.  The policies are saved until 
replaced by new policies in an adopted Local Plan.  A new Local Plan is currently in preparation (see 
below).   
 
Until the new Local Plan is adopted, these saved policies will continue to have some ‘weight’ in the 
decision making process.  The weight will vary with the degree to which the policy is still relevant in 
terms of evidence and national policy. 
 
A summary of the saved policies of most relevance to housing is set out below.  It is important to 
note that these policies are now getting ‘old’ and are in the process of being replaced by policies in 
the new and emerging Local Plan.  Therefore, while they form the ‘development plan’ and have 
‘weight’ in the planning process given that they are adopted, in terms of forming new 
neighbourhood plan policies and informing emerging themes for the neighbourhood plan, the 
emerging policies in the new Local Plan should be considered as having as important a significance 
for these purposes, although it should be acknowledged of course that any emerging policies are 
subject to change.  The summary below is therefore proportionate in its depth of analysis to the 
current position of local policy development. 
 

                                                                 
81 See http://www.eastdevon.gov.uk/forwardplan1995-2011.htm#top for further details. 

http://www.eastdevon.gov.uk/forwardplan1995-2011.htm#top
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Policy S3 ‘Built-Up Area Boundaries for Villages’ defines those settlements which have a range of 
services and facilities and which therefore are suitable to accommodate a limited scale of 
development.  The boundaries themselves are defined on the Plan’s ‘Proposals Map’.  In the context 
of the AONB, villages listed are Broadhembury, Chardstock, Dunkeswell, Membury, Stockland and 
Upottery.  Policy S4 ‘Development within Built-Up Area Boundaries’ then sets out the criteria with 
which any proposed development within those defined areas needs to comply for it to be permitted.  
For villages outside of the Policy 3 areas, Policy S5 applies ‘Countryside Protection’ which only 
permits development in these areas “…where in accordance with specific Local Plan policy that 
explicitly permits such development and where it would not harm the distinctive landscape, amenity 
and environmental qualities within which it is located…”.  Within this context, there is also a policy 
which relates specifically to ‘Developments Affecting Areas of Outstanding Natural Beauty’ (Policy 
EN1).   
 

 
 
Policy H3 ‘Range and Mix of New Housing Development’ requires developments of 15 or more 
dwellings or development on sites of 0.5 hectare or more to have a mix of dwelling sizes or dwellings 
of predominantly smaller sizes on the site. 
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With regard to affordable housing, current policy H4 ‘Affordable Housing’ and H5 ‘Affordable 
Housing on Exception Sites’ set out the requirements.   
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There are other, detailed policies, which largely relate to development management policies used 
when considering planning applications which are worth noting.  Depending on the coverage of 
similar issues and policies in the emerging new Local Plan, the neighbourhood plan may wish to 
consider similar policy coverage where they are necessary, supported by robust evidence and 
supported by the community.  These policies, related to housing, include saved policies: 
 
• H6  ‘Conversion of Existing Dwellings and Other Buildings into Flats’ 
• H8  ‘Dwellings for Persons Employed in Agriculture or Forestry’ 
• H9  ‘Occupancy Conditions on Agriculture / Forestry Dwellings’ 
• H10  ‘Extensions to Dwellings in the Open Countryside’ 
• H11  ‘Replacement of Existing Dwellings in the Countryside’ 
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Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013) 
 
East Devon District Council is currently developing a new Local Plan which, when adopted, will 
replace the saved policies from the adopted Local Plan.  At the time of compiling this report, the 
emerging Local Plan is mid-Public Examination, with the Inspector of the Plan requiring further work 
to be done on the Plan before proceeding with the Examination, scheduled for re-convening in 
October 2014.82 
 
The new Local Plan, when adopted, will set the strategic context and statutory development plan 
strategic policies with which the neighbourhood plan needs to be in ‘general conformity’.  The 
neighbourhood plan will not be able to contest an overall scale, broad location or site specific 
housing allocations deemed as ‘strategic’ in the adopted Local Plan.  Other policies deemed as 
‘strategic’ and identified in Part 1 of the emerging Local Plan will also need to be used as the policy 
framework within which the neighbourhood plan is set.  These strategic policies can only be 
amplified or given ‘granularity’ (further detail) in the local context where they provide added value 
in policy terms.  Part 2 of the emerging Local Plan sets out development management policies which 
can be changed or added to in the local context in the neighbourhood plan where justified by 
evidence and policies add value (not repeating policy coverage elsewhere).  Part 3 of the emerging 
Local Plan sets out East Devon District Council’s position in relation to how they will encourage local 
communities to get involved in neighbourhood planning.  Much of this part of the emerging Local 
Plan sets out advice and guidance on the process of developing a neighbourhood plan but there is 
one policy, NP1 ‘Neighbourhood Planning in East Devon’, which states: 
 
“East Devon District Council will support and encourage Parish and Town Councils, and if accepted in 
law local community groups (Neighbourhood Forums), to produce Neighbourhood Plans for their 
Parishes and/or defined neighbourhoods. 
Neighbourhood Plans must show how they implement the strategic policies (Part One) of this Local 
Plan but can choose to supersede or over-write all or any of the Development Management Policies 
(Part Two) of this plan.”83 
 
The policies summarised below84 which focus on housing need to be seen in the context of the 
process through which the emerging Local Plan is moving – i.e. that they could be subject to change 
prior to the Plan being adopted.  This is particularly relevant in relation to housing, as the Inspector 
has questioned the evidence provided by East Devon District Council to justify the overall scale of 
housing and methodology used for the distribution of housing in small towns and villages (based on 
5% minimum growth).   
 
                                                                 
82 Further information on the Plan’s progress is available via the following link - 
http://www.eastdevon.gov.uk/localplan  
83 p.240, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 

84 From the Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted 
on 23rd August to 7th October 2013) (available to view via the following weblink - 
http://www.eastdevon.gov.uk/lpoct2013pdf.pdf) 

http://www.eastdevon.gov.uk/localplan
http://www.eastdevon.gov.uk/lpoct2013pdf.pdf
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“Strategy 1 - Spatial Strategy for Development in East Devon:  
Planned provision (including existing commitments) will be made in East Devon for: 
1. Around 15,000 new homes in the 2006 to 2026 period; and 
2. Development on around 150 hectares of land for employment purposes of which 122 hectares will 
come forward through strategic allocations. 
The overall spatial development approach is as set out below: 
1. East Devon's West End will accommodate significant residential development (around 50% of new 
homes) and major employment development to attract strategic inward investment along with 
supporting infrastructure and community facilities. 
2. The seven main towns of East Devon will form focal points for development to serve their own 
needs and the needs of surrounding rural areas. They will accommodate around 40% of new homes 
built in East Devon. 
3. The Local Plan will set out how development in smaller towns, villages and rural areas will be 
geared to meeting local needs. Around 10% of new homes will be built in these areas.” 
 
‘Strategy 2’85 sets out the scale and distribution of development, although this is subject to the 
comments made by the Inspector noted above and to further work currently underway at East 
Devon District Council. 
 
 

                                                                 
85 pp.40-41, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted 
on 23rd August to 7th October 2013), East Devon District Council, 2013 
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Strategy 3 and 4 set out important context for housing development, dealing with sustainability and 
the development of balanced communities.   
 
“Strategy 3 - Sustainable Development:  
The objective of ensuring sustainable development is central to our thinking. We interpret 
sustainable development in East Devon to mean that the following issues and their inter-
relationships are taken fully into account when considering development: 
a) Conserving and Enhancing the Environment - which includes ensuring development is undertaken 
in a way that minimises harm and enhances biodiversity and the quality and character of the 
landscape. This includes reducing the risk of flooding by incorporating measures such as sustainable 
drainage systems. Developers should maximise the proportion of their developments that take place 
on previously developed land 
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b) Prudent natural resource use - which includes minimising fossil fuel use therefore reducing carbon 
dioxide emissions. It also includes minimising resource consumption, reusing materials and recycling. 
Renewable energy development will be encouraged 
c) Promoting social wellbeing - which includes providing facilities to meet people's needs such as 
health care, affordable housing, recreation space and village halls. 
d) Encouraging sustainable economic development - which includes securing jobs. 
e) Taking a long term view of our actions - Ensuring that future generations live in a high quality 
environment where jobs, facilities, education and training are readily available.”86 
 
“Strategy 4 - Balanced Communities:  
By balanced communities we mean that in any area or neighbourhood there is a match between 
jobs, homes, education, and social and community facilities. Ideally these should compliment the 
range of ages of the resident population and have appropriate access for those with disabilities. Key 
components of a balanced community include: 
a) Securing employment provision across East Devon - this should reduce the need for commuting - 
where housing is proposed we will require new job provision. 
b) Securing social, educational, green infrastructure and health and community facilities - these 
facilities play a central part in community life and new housing should help secure their provision and 
keep the community vibrant and viable by making financial contributions towards their provision or 
by providing such facilities on site where necessary. 
c) Getting more age-balanced communities - many East Devon communities have an overtly aged 
population profile. Where this is the case we will encourage residential development that will be 
suited to or provide for younger people and younger families.”87 
 
‘Strategy 6’ is of particular relevance to neighbourhood plans as it deals with the issue of built-up 
area boundaries, which, for some villages within the Blackdown Hills parishes sets out the boundary 
within which development is acceptable.  However, the policy introduces a caveat giving flexibility to 
neighbourhood plans to better define the boundary where justified.  ‘Strategy 7’ is equally 
important, dealing with development outside of built-up area boundaries in the countryside. 
 
“Strategy 6 - Development within Built-Up Area Boundaries:  
Built-up Area Boundaries are defined on the Proposals Map around the settlements of East Devon 
that are considered appropriate through strategic policy to accommodate growth and development. 
Within the boundaries development will be permitted if: 
1. It would be compatible with the character of the site and its surroundings and in villages with the 
rural character of the settlement. 
2. It would not lead to unacceptable pressure on services and would not adversely affect risk of 
flooding or coastal erosion. 
3. It would not damage, and where practical, it will support promotion of wildlife, landscape, 
townscape or historic interests. 
4. It would not involve the loss of land of local amenity importance or of recreational value; 

                                                                 
86 p.45, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
87 p.46, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
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5. It would not impair highway safety or traffic flows. 
6. It would not prejudice the development potential of an adjacent site. 
For the main Local Plan the boundaries relate to the Towns of East Devon. For our Villages they will 
be defined in the Villages Development Plan Document. 
Where a local community prepare a Neighbourhood Plan that plan may choose to extend outwards 
or otherwise amend Built-up Area Boundaries in order to accommodate development. Alternatively 
the Neighbourhood Plan may specifically allocate sites and/or include criteria based or other policies 
for promoting development/land uses beyond the boundary. Where a settlement does not have a 
Built-up Area Boundary a Neighbourhood Plan can specifically allocate sites or set out criteria or 
other polices for development. Such ‘outside of boundaries’ policy provision would supersede 
relevant constraint considerations set out in ‘Strategy 7 - Development in the Countryside’ and also 
other relevant constraint policies.”88 
 
“Strategy 7 – Development in the Countryside:  
The countryside is defined as all those parts of the plan area that are outside the Built-up Area 
Boundaries and outside of site specific allocations shown on the Proposals Map. Development in the 
countryside will only be permitted where it is in accordance with a specific Local Plan policy that 
explicitly permits such development and where it would not harm the distinctive landscape, amenity 
and environmental qualities within which it is located, including: 
1. Land form and patterns of settlement. 
2. Important natural and manmade features which contribute to the local landscape character, 
including topography, traditional field boundaries, areas of importance for nature conservation and 
rural buildings. 
3. The adverse disruption of a view from a public place which forms part of the distinctive character 
of the area or otherwise causes significant visual intrusions.”89 
 
The emerging Local Plan also sets out a vision for smaller towns, villages and the countryside which 
sets the strategic context for change across the parishes in the Blackdown Hills.  This is not a policy 
but is nevertheless important to housing as it sets out the overall goals from which objectives and 
policies for change in these areas flow. 
 
“Our vision for smaller towns, villages and the countryside is one of:  
Seeking to accommodate modest development that supports and complements rural areas whilst 
helping to sustain their intrinsic qualities and appeal. This will need to be achieved in the context of 
planning for development in the highest quality of built and natural environmental settings whilst 
supporting communities social well-being and respecting the intrinsic features that help define the 
character of rural East Devon. But all the time recognising that rural East Devon has been designed 
and shaped by farming and rural practices and these will need to remain an intrinsic part of the 
future.”90 

                                                                 
88 p.49, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
89 p.50, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
90 p.101, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
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‘Strategy 27’ of the emerging Local Plan sets out housing numbers which the Plan considers are 
appropriate for settlements, including some across the Blackdown Hills.  As already noted, these 
allocated numbers have been called into question by the Examination Inspector and should be 
considered within this context and that of further work currently being undertaken by East Devon 
District Council as requested by the Inspector.   
 
“Strategy 27 - Development at the Small Towns and Larger Villages:  
In accordance with the Strategy of the Plan the following numbers of new homes will be assigned to 
small towns and villages with development sites to be designated in a Villages Development Plan 
Document: 
 
Alfington 5 
Awliscombe 20    Aylesbeare 5 
Axmouth 10    Beer 40 
Brampford Speke 5   Branscombe 5 
Broadclyst 30    Broadhembury 5 
Chardstock 10    Clyst Hydon 5 
Clyst St George 25   Clyst St Mary 90 
Colaton Raleigh 5   Colyford 10 
Colyton 35    Dunkeswell 35 
East Budleigh 15   Ebford 25 
Feniton 35    Hawkchurch 5 
Kilmington 15    Lympstone 40 
Membury 5    Musbury 10 
Newton Poppleford 40   Offwell 5 
Otterton 15    Payhembury 5 
Plymtree 15    Rockbeare 10 
Sidbury 15    Smallridge 5 
Stockland 5    Talaton 5 
Tipton St John 10   Uplyme 20 
Upottery 5    West Hill 35 
Whimple 20    Woodbury 35 
Woodbury Salterton 5 
 
These settlements are very different in their size and character but all offer a reasonable range of 
accessible services and facilities to meet some or many of the everyday needs of local residents and 
most have at least reasonable public transport. The countryside settings of these settlements, many 
of them in Areas of Outstanding Natural Beauty, will need to be carefully conserved and enhanced. 
New development should respect the surrounding landscape setting as well as integrating with the 
existing settlement. Residential proposals gaining planning permission on sites of 5 dwellings or more 
from 1 March 2012 to the end of this year 2013 in villages with Built-up Area Boundaries will count 
against proposed allocations. 
In these settlements we will plan for: 
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a) Homes: New homes will integrate with existing settlements patterns, in accordance with existing 
Design Statements and where new housing is provided on the edge of settlements it should integrate 
with new employment and community facilities. Built-up Area Boundaries will need to be amended in 
the Villages Development Plan Document. Through Neighbourhood Plans dwelling numbers, 
employment provision and other land uses/development types may be increased with local support 
to reflect size of settlements, local needs, local aspirations for growth and potential development site 
characteristics. 
b) Jobs: The onus will be on meeting local employment needs and supporting the expansion of 
existing businesses. Upgrading and enhancement of existing employment sites and provision of a 
range of additional employment sites to provide opportunities for local residents to work close to 
their homes will be encouraged. For every new dwelling the aim will to be to provide one new job 
opportunity, the type of jobs depending on local circumstances. In some areas contributions may be 
sought towards infrastructure costs, such as high speed broadband, to facilitate homeworking. 
c) Facilities: Additional retail, social, community, health and education facilities will be supported at 
villages and may be an integral requirement of new development. Loss of existing facilities will be 
resisted. 
d) Infrastructure: more frequent public transport provision will be encouraged. High speed 
technology and communications links will be encouraged, particularly where they will reduce social 
isolation or improve employment opportunities.”91 
 
Turning to affordable housing, ‘Strategy 34’ sets out the district’s affordable housing targets and 
‘Strategy 35 deals with affordable housing and mixed market housing outside of built-up area 
boundaries. 
 
“Strategy 34 - District Wide Affordable Housing Provision Targets:  
Affordable housing will be required on all developments in East Devon where there is a net gain of 
one dwelling. 
Within the areas defined below a minimum of 25% of the dwellings shall be affordable: 
a) Axminster; 
b) Exmouth; 
c) Honiton; 
d) Ottery St Mary; 
e) Seaton; and 
f) Major strategic ‘West end’ development sites. 
Under this policy: 
1 ‘towns’ are defined as the area within the Built-up Area Boundary and any abutting land; 
2 ‘major’ is a proposal for 300 or more homes; 
3 ‘West End’ is not a defined policy area, but a term that refers to a group of schemes identified in 
the plan that provide for major strategic growth in the Western part of East Devon. Viability of large 
West End sites may show scope to provide higher percentages. 

                                                                 
91 pp.105-106, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes 
Consulted on 23rd August to 7th October 2013), East Devon District Council, 2013 
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Areas to which higher (50%) affordable housing targets apply: Outside of the areas listed above (i.e. 
all other parts of East Devon including all settlements not listed, coastal and rural areas and Budleigh 
Salterton and Sidmouth) 50% of the dwellings shall be affordable subject to viability considerations. 
Looking across the lifespan of the plan an affordable housing policy provision a target of 70% social 
or affordable rent accommodation and 30% intermediate or other affordable housing is sought. 
However in periods of depressed markets an alternative negotiated mix to reflect viability 
considerations and help deliver schemes will be acceptable. The District Council will consider issues of 
development viability and housing mix including additional costs associated with the development of 
brownfield sites, mitigation of contamination and the provision of significant community benefits 
provided the assessment process is completely transparent and there is full financial disclosure by 
stakeholders. 
Affordable housing shall be provided on site unless it is either not mathematically possible or off site 
provision of equivalent value is justified by exceptional circumstances such as no registered provider 
being willing to manage the new affordable units. In such cases a payment towards an off site 
contribution will be required in lieu of on site provision. On any development site affordable housing 
should be ‘pepper-potted’ or dispersed throughout the scheme.”92 
 
The supporting text for ‘Strategy 35’ provides important context for the policy.  It is therefore 
reproduced93 below. 
 
“16.1 To assist with securing affordable housing provision the District Council will continue to take 
initiatives aimed at securing affordable housing by permitting development in locations where 
ordinarily, residential development would not be acceptable (notably outside Built-up Area 
Boundaries.. For such land to be released, however, rigorous stipulations will be applied to avoid 
prejudicing the environmental conservation policies of the plan. Development of such sites will not be 
regarded as creating a precedent for future expansion to meet other housing needs. 
16.2 To help provide for affordable housing, recognising that there can be a need to generate money 
to subsidise provision, mixed affordable/open market schemes will be permitted in rural areas where 
there is an identified need and new residents will be able to access facilities. Policy sets out the 
criteria for such schemes where they are located adjacent to, but outside, settlements with a range 
of facilities and services to meet the everyday needs of local residents. Preference will be given to 
locating new housing at settlements with Built-up Area Boundaries but this will not be possible for all 
the Parish groupings below. In some instances due to the need to protect an important historic, 
landscape or nature feature, sites not immediately adjacent but physically well-related and within 
easy walking distance will be considered. All sites will need to be close to a range of facilities and 
meet a proven local need. Such schemes will be required to contribute towards community facilities 
and infrastructure to the same extent as other market residential development. Up to 15 houses may 
be built under this policy and the affordable housing must account for at least 66% of all the houses 
built, but the percentage can be higher (up to 100% affordable). Account will be taken of the specific 
need within the Parish in which the application land is sited and in addition regard will also be paid to 

                                                                 
92 p.117, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
93 Paragraphs 16.1 – 16.2, Local Plan (Proposed Submission (Publication) November 2012 Incorporating 
Changes Consulted on 23rd August to 7th October 2013), East Devon District Council, 2013 
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need in surrounding Parishes. The grouping of geographic parishes will be used for assessing housing 
needs is as follows: 
Single Parishes 
• Colyton. 
• Exmouth. 
• Honiton. 
• Newton Poppleford & Harpford. 
• Seaton. 
• Sidmouth. 
Parishes that are grouped 
• Axminster and Hawkchurch. 
• Beer and Branscombe. 
• Broadclyst, Clyst Honiton, Clyst Hydon, Clyst St. Lawrence, Rockbeare and Poltimore. 
• Budleigh Salterton and East Budleigh. 
• Clyst St. George, Clyst St. Mary, Farringdon and Sowton. 
• Farway, Northleigh and Southleigh. 
• Offwell & Widworthy. 
• Dunkeswell, Combe Raleigh, and Sheldon. 
• Brampford Speke, Huxham, Netherexe, Rewe, Stoke Canon and Upton Pyne. 
• Feniton, Buckerell and Gittisham. 
• Dalwood, Kilmington, Musbury and Shute. 
• Cotleigh, Luppitt, Monkton, Stockland and Upottery. 
• Ottery St Mary and Aylesbeare. 
• Bicton, Colaton Raleigh, and Otterton. 
• Awliscombe, Broadhembury, Payhembury and Plymtree. 
• Axmouth, Combpyne Rousdon and Uplyme. 
• Whimple and Talaton. 
• Woodbury and Lympstone. 
• All Saints, Chardstock, Membury and Yarcombe.” 
 
“Strategy 35 - Mixed Market and Affordable Housing Outside Built-up Area Boundaries:  
Mixed affordable and open market housing schemes, outside of Built-up Area Boundaries, for up to 
15 dwellings will be allowed in rural settlements where there is a proven local need. Affordable 
housing must account for at least 66% of the houses built. To be permitted evidence will need to 
show 
1. The affordable housing need in any given locality would not otherwise be met. 
2. The development is within or physically close/well related to a village/the existing built form with a 
population below 3,000 persons, is well designed using local materials, close to a range of 
community services and facilities and sympathetic to the character of the settlement and has a 
satisfactory highway access. 
3. Initial and subsequent occupancy of the affordable housing is restricted to a person(s) who: 
a) Does not have access to general market housing. 
b) Is a resident of that Parish group, or has a local connection with that parish group because of 
family ties or a need to be near their workplace. 
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In the event that an occupier who fulfils both (or either) of criterion (a) or (b) cannot be found within 
a reasonable period of time, then criterion (ii) will be widened firstly to a person(s) with a local 
connection to a neighbouring parish group because of family ties or a need to be near their 
workplace, and subsequently to a person(s) with an East Devon connection.”94 
 
“Strategy 36 - Life time Homes and Care/Extra Care Homes:  
On smallscale major Residential development schemes (for 10 dwellings or more) developers should 
demonstrate that all of the affordable housing and 20% of market units will need to meet Lifetime 
Home standards. 
Where there are high elderly population levels the council will seek to negotiate a greater proportion 
and/or a lower threshold. The expectation is that the majority of units would be of two bedrooms or 
more. 
We will aim to secure Care and Extra Care homes in all of our Towns and Larger Villages in line with 
provision of: 
a) 150 Care/Extra Care Home Spaces at Exmouth; 
b) 50 Care/Extra Care Home Spaces at Axminster, Honiton, Sidmouth, Seaton and Ottery St Mary; 
and 
c) 10 (or more) at larger settlements with a range of facilities that have easy accessibility to a GP 
surgery.”95 
 
The emerging Local Plan also sets out broad standards for design and construction, which applies 
across all building types and not just housing. 
 
“Strategy 38 - Sustainable Design and Construction:  
Proposals for new development and for refurbishment of, conversion or extensions to existing 
buildings will be expected to demonstrate through a Design and Access Statement how: 
a) sustainable design and construction methods will be incorporated, specifically, through the re-use 
of material derived from excavation and demolition, use of renewable energy technology, landform, 
layout, building orientation, massing, use of local materials and landscaping; 
b) the development will be resilient to the impacts of climate change; 
c) cumulative impacts of this, with other developments, will be addressed; and 
d) potential adverse impacts, such as noise, smell, dust, arising from developments, both during and 
after construction, are to be mitigated. 
e) biodiversity improvements are to be incorporated. This could include measures such as integrated 
bat and owl boxes, native planting or green roofs. 
Developments of 10 or more dwellings or 1,000m2 of commercial floor space should be assessed 
using the CSH or BREEAM, with housing developments meeting at least CSH Level 4 from 2013. 
Smaller schemes will also be assessed where it is viable to do so. 
Due to their scale, developments in the West End and developments over 4 ha or 200 dwellings 
elsewhere in East Devon should achieve levels of sustainability in advance of those set out nationally. 
The Council will wish to see homes built to Code for Sustainable Homes Level 4 and this will be a 

                                                                 
94 p.119, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
95 p.121, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
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material consideration as will incorporation of proposals for water harvesting and sustainable waste 
management. In building refurbishments the Council will encourage and promote the integration of 
renewable energy into existing buildings.”96 
 
Within the context of this policy, policy D1 ‘Design and Local Distinctiveness’ in Part 2 of the Plan 
(which deals with development management policies over which the neighbourhood plan has more 
influence to alter or amplify) sets out the criteria which will be applied. 
 
Policy D8 sets out the criteria against which the re-use of rural buildings outside of settlements will 
be applied. 
 
“D8 – Re-use of Rural Buildings Outside of Settlements:  
The re-use or conversion of buildings in the countryside outside of Built-up Area Boundaries will be 
permitted where: 
1. The new use is sympathetic to, and will enhance the rural setting and character of the building and 
surrounding area and is in a location which will not substantively add to the need to travel by car or 
lead to a dispersal of activity or uses on such a scale as to prejudice village vitality. 
2. The building is structurally sound and capable of conversion without the need for substantial 
extension, alteration or reconstruction and any alterations protect or enhance the character of the 
building and its setting; 
3. The form, bulk and general design of the building and its proposed conversion are in keeping with 
its surroundings, local building styles and materials; 
4. The proposed use would not harm the countryside by way of traffic, parking, storage, pollution or 
the erection of associated structures; 
5. The proposal will not undermine the viability of an existing agricultural enterprise or require 
replacement buildings to fulfil a similar function. 
For any scheme it must be established that: 
a) the building is no longer required for agricultural use or diversification purposes; and 
b) that its conversion will enhance its setting - 
e.g. through removal of modern extensions and materials, outside storage, landscaping etc. 
Residential use will be expected to comply with the affordable housing and, open space and 
education provision policies of the Plan. 
Applications for the re-use of rural buildings should be accompanied by the results of a combined bat 
and barn owl survey together with a heritage survey and heritage statement where appropriate. 
Furthermore, provision for barn owls should be incorporated into all rural barn conversions, 
irrespective of the presence or absence of barn owls. Where a future alteration or extension could 
have a detrimental effect on the character of the converted building or the area, permitted 
development rights will be withdrawn for such development. Where a proposal involves the re-use or 
conversion of agricultural buildings and the proliferation of any replacement or new buildings would 
have a serious detrimental effect on the landscape, permitted development rights will be withdrawn 
for new farm buildings on the relevant part of that particular agricultural unit or holding. In 
determining proposals to convert a building constructed using agricultural permitted development 

                                                                 
96 p.130, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
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rights, account will be taken of the extent to which the building has been used for its original 
purpose.”97 
 
Policy EN13 sets out the parameters for development on high grade agricultural land, which is an 
important factor to consider within the context of housing development in rural areas. 
 
“EN13 - Development on High Quality Agricultural Land:  
The best and most versatile agricultural land (Grades 1, 2 and 3a) will be protected from 
development not associated with agriculture or forestry. Planning permission for development 
affecting such land will only be granted exceptionally if there is an overriding need for the 
development and either: 
1. Sufficient land of a lower grade (Grades 3b, 4 and 5) is unavailable or available lower grade land 
has an environmental value recognised by a statutory wildlife, historic, landscape or archaeological 
designation and outweighs the agricultural considerations. Or 
2. The benefits of the development justify the loss of high quality agricultural land. 
If best and most versatile land needs to be developed and there is a choice between sites in different 
grades, land of the lowest grade available must be used except where other sustainability 
considerations, including intrinsic nature conservation value of a site, outweigh land quality issues.”98 
 
The range and mix of new housing development is set out by policy H2. 
 
“H2 - Range and Mix of New Housing Development: ® 6.299 
Planning permission will not be granted for new residential development which provides for 15 
dwellings or more, or is situated on a site of 0.5 ha or larger, unless it contains a mix of dwelling sizes 
or comprises predominantly, or totally, of smaller dwellings. However where site characteristics, 
including in respect of landscape prominence and character, clearly indicate an alternative scale is 
appropriate there will be flexibility in scale. Landscape Character Assessment will be of key 
importance in site assessment work and establishing an appropriate dwelling mix. 
To ensure a variety of housing provision, where possible, developers should make at least 10% of 
plots available for sale to small builders or individuals or groups who wish to custom build their own 
homes.”99 
 
Policies H4, H5 and H6 set out important considerations for housing in rural areas. 
 
“H4 - Dwellings for Persons Employed in Rural Businesses:  
Permission for dwellings in the countryside for new agricultural or forestry workers or people 
employed in rural businesses or activities will be granted where the proposal fully satisfies the 
following: 

                                                                 
97 p.174, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
98 p.183, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
99 p.194, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
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1. There is a proven and essential agricultural or forestry or rural business need for the occupier of 
the proposed dwelling to be housed permanently on the unit or in the specific rural location for 
functional reasons and the size of the proposed dwelling is commensurate with the scale of the 
established functional need. Where this need is unproven or a new business is being established a 
temporary dwelling (such as a mobile home) may be permitted to allow time to establish that there is 
a genuine functional and financial need for a permanent dwelling. A temporary dwelling will 
normally be permitted for a period of three years, subject to meeting relevant criteria detailed below. 
2. In the case of a permanent dwelling, the rural business has been operational for a minimum of 
three years, it is demonstrable that it is commercially viable and has clear prospects for remaining so. 
3. A financial assessment, specifically in the form of a business plan setting out projected future 
operations, must demonstrate future operational viability. 
4. The qualifying test of occupancy must involve at least one occupant being employed full time in 
the relevant rural business. Two occupants in partnership can meet the condition so long as their 
joint weekly hours equate to a full working week. 
5. There are no buildings on the operational holding suitable for conversion to meet the residential 
need or exiting dwellings available now or likely to be available within a nearby location or 
settlement. Sale within the last three years of any dwellings or buildings suitable for conversion will 
be taken into account and will count against ‘need’ in the assessment carried out. 
6. Any permission granted will be subject to an occupancy condition tying it to the relevant business 
on the proposed dwelling and where appropriate, any existing dwelling on the farm holding. 
Applications for extensions to, or replacement of, agricultural or forestry workers dwellings (other 
than where minor works are proposed) will require a reassessment of need. 
Any permission granted will be tied through legal agreement to the agricultural holding.”100 
 
“H5 - Occupancy Conditions on Agricultural/Forestry Rural Workers Dwellings:  
Proposals to relax occupancy conditions or a planning obligation will only be permitted where it is 
demonstrable that economic circumstances have changed such that:- 
1. There is no long term functional need for the dwelling for rural worker. And: 
2. Satisfactory evidence has been provided that the dwelling has been offered for sale or rent with its 
occupancy restriction, at a realistic price for a reasonable period of time (at least 18 months and up 
to 2 years depending on market conditions), and no interest has been shown in its purchase or rent, 
unless the property is to be sold/ leased to a Registered Social Landlord. Records of all viewings and 
offers will be required and the property should be regularly advertised in specialist agricultural 
publications as well as local media and the internet. 
Where these conditions have been met, and there is a demonstrated housing need in the area (as 
established through a local needs survey as applied to the Parish in which the dwelling is located) the 
condition will be modified to limit the occupancy of the dwelling to meet local affordable housing 
needs of the local community. 
Occupancy will be restricted to a person or persons who: 
a) Do not have access to general market housing; and 
b) Is a resident of that Parish group, or has a local connection with that parish group because of 
family ties or a need to be near their workplace. 

                                                                 
100 p.198, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
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Where viable future occupancy will be tied through legal agreement to the operation and associated 
land which has the essential need, and a condition/legal agreement imposed to prevent the severing 
of the operation from the dwelling.”101 
 
“H6 - Replacement of Existing Dwellings in the Countryside:  
Proposals for the replacement of an existing dwelling outside the defined Built-up Area Boundaries 
will be permitted, provided that all the following criteria are satisfied: 
1. There is an existing, permanent, habitable dwelling located on the site, which is not a dwelling 
specifically granted planning permission under the agricultural or forestry exceptions policy. 
2. The replacement dwelling is located on, or adjacent to, the footprint of the existing dwelling. 
4. The replacement dwelling does not detract from the appearance and character of the landscape, 
and within the East Devon and Blackdown Hills Areas of Outstanding Natural Beauty harm the 
natural beauty of the landscape. 
5. The dwelling to be replaced is not of architectural importance (whether Listed or not) or important 
in terms of contributing to landscape character or quality or local distinctiveness. 
A condition will be attached to any planning permission granted, which requires the demolition of the 
existing dwelling prior to the occupancy of the replacement dwelling, should an alternative location 
for the replacement dwelling be agreed.”102 
 
“E8 - Agricultural Development and Succession Housing:  
In order to provide succession housing on working family farms exceeding 100 acres (40.5 hectares) 
of owned or secured tenancy land, there will be a presumption in favour of a second agricultural 
dwelling on the holding for occupation by a family member employed in agriculture on the property 
where there is an essential functional need and subject to the following:  
1. Any new agricultural dwelling shall be located within or adjoining the farm building complex.  
2. Only in the event of there being no existing building suitable for conversion, will a new building be 
permitted which shall be designed to match the local vernacular design and be built using local 
materials and meeting policy for sustainable construction and on site renewable energy production.  
3. The occupation of the new dwelling shall be the subject of an agricultural occupancy condition.  
4. Evidence is provided to the Local Planning Authority of an established viable farming business able 
to support the two family units being undertaken on the holding and there being an identified need.  
5. The new dwelling meeting lifetime home standards.  
 
Further agricultural dwellings will require financial and functional needs tests to be met.”103 
 
East Devon Villages Development Plan Document 
 
The draft East Devon Villages Development Plan Document (DPD), prepared by East Devon District 
Council, sets out proposals for where development in the villages and smaller settlements (as 
identified in Strategy 27 of the emerging East Devon Local Plan) is proposed.  The DPD complements 
the main Local Plan and sets out policies and boundaries for developments at those settlements 

                                                                 
101 p.199, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
102 p.200, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
103 p.207, Local Plan (Proposed Submission (Publication) November 2012 Incorporating Changes Consulted on 
23rd August to 7th October 2013), East Devon District Council, 2013 
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proposed for housing growth.  It sets out how local plan policies will be implemented at the village 
level and includes maps for each village showing the Built-up Area Boundary and land allocated or 
identified for housing development.  The maps also show land for other uses and locations where 
plan policies will apply.  The DPD was published for consultation between January and March 2014.   
 
At the point of drafting this report, the East Devon District Council website states that “We have 
previously done work with the Town/Parish Councils to consider where new housing should be 
allocated in their rural areas. Small towns and larger villages have been given a number of houses 
each through the Local Plan and we have been looking at sites to accommodate these. We wrote to 
all Parishes to inform them of the process and have asked those Parishes containing settlements 
with Built-up Area Boundaries to consider which sites may be suitable for development. Any sites we 
receive will be assessed by our SHLAA panel and those which are found to be developable will be 
reported to the Town/Parish Council who can then express preferences for which ones should be 
developed. We expect local Councils to consult their residents so that the decision making process is 
open and inclusive. Once sites have been identified they will be subject to a further round of 
consultation as part of the Local Plan process.”104   
 
The DPD sets out potential allocations of land for housing development within the context of sites 
already given permission from March 2012 to December 2013 and those sites, which at the time the 
DPD was published had a resolution to grant permission at 31st December 2013.  These are shown in 
a table at paragraph 4.2 of the DPD105, reproduced below, which sets out the number of new 
dwellings proposed in the emerging Local Plan in ‘Strategy 27’ summarised above.  In the context of 
the Blackdown Hills AONB parishes for which a neighbourhood plan is being prepared, the DPD 
relates to the villages of Broadhembury, Chardstock, Dunkeswell, Membury, Stockland and Upottery.   
 
In a letter introducing the DPD consultation106, the District Council stated, to those parishes with 
sites proposed for allocation that: “Through the Local Plan process we would like to invite your 
Parish Council to be an integral part of the site selection and boundary review process for the 
villages with housing allocations in your Parish.  You are not obliged to be involved at all and of 
course you can choose the extent to which you wish to be responsible for identifying and allocating 
sites. We anticipate that some local Councils will not wish to be involved but will leave the process to 
the District Council, others will help to identify sites but will not want to make the final choice 
between them, whilst others will want to be heavily involved in the whole selection process. You 
may wish to produce a Neighbourhood Plan instead of, or as well as, this process.” 
 

                                                                 
104 See http://www.eastdevon.gov.uk/villagedpd.htm  
105 p.19, Draft East Devon Villages Development Plan Document, East Devon District Council, 2014 
106 See http://www.eastdevon.gov.uk/letter_to_clerks_in_parishes_with_boundaries.pdf  

http://www.eastdevon.gov.uk/villagedpd.htm
http://www.eastdevon.gov.uk/letter_to_clerks_in_parishes_with_boundaries.pdf
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For those parishes with no settlements with a built-up area boundary (and therefore no proposed 
site allocations for housing), the District Council stated in an introductory letter to the DPD 
consultation107, that: “We have been contacted by a few Parish Councils who are considering 
producing a Neighbourhood Plan because they wish to deliver small, mainly affordable schemes, in 
areas prevented by existing Local Plan Policy. Whilst we encourage the production of 
Neighbourhood Plans we also recognise that the resources needed to produce them will be 
prohibitive to many Councils and proposals for housing may be contrary to the strategic policies of 
the Local Plan, so won’t always be possible. 
We thought you might be interested to know that under the emerging Local Plan Policy it may be 
possible to permit a small mixed market and affordable scheme so that the affordable housing is 
subsidised, even in those settlements without Built-up Area Boundaries. This is provided a need for 
the affordable housing has been proven and a suitable site can be found. This represents a change 

                                                                 
107 See http://www.eastdevon.gov.uk/letter_to_clerks_in_parishes_with_no_built_up_area_boundaries.pdf  

http://www.eastdevon.gov.uk/letter_to_clerks_in_parishes_with_no_built_up_area_boundaries.pdf
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from the previous Local Plan Policy which prohibited almost any development in smaller countryside 
settlements.” 
 
Chapter 5 of the DPD provides some useful context for the role and function of built-up area 
boundaries. 
 
“5.1 Built-up Area Boundaries are a fundamental policy tool for determining areas and locations that 
are appropriate, suitable and acceptable for development. The boundaries serve three primary 
functions: They set limits for outward expansion of settlements and in so doing control the overall 
scale and location of development that occurs in order to ensure implementation of the plan strategy 
They prevent unregulated development across the countryside and open areas They define (within 
the boundary) locations where many development types, in principle, will be acceptable because they 
will complement objectives of promoting sustainable development. 
5.2 The proposed Built-up Area Boundaries for settlements identified for growth in this draft plan are 
shown on the Villages Proposals Maps in this document. 
5.3 It should be noted that where a local community prepare a Neighbourhood Plan that plan may 
choose to show development sites beyond the Built-up Area Boundaries in order to accommodate 
development. Alternatively the Neighbourhood Plan may specifically allocate sites and/or include 
criteria based or other policies for promoting development/land uses beyond the boundary. Where a 
settlement does not have a Built-up Area Boundary a Neighbourhood Plan can specifically allocate 
sites or set out criteria or other polices for development. Such ‘outside of boundaries’ policy provision 
would supersede relevant constraint considerations set out in ‘Strategy 7 - Development in the 
Countryside’ and also other relevant constraint policies.”108 
 
The relevant section in the draft DPD for the parish is reproduced below. 
 
“23. Dunkeswell 
23.1 Dunkeswell parish is situated in the rural countryside north of Honiton, immediately south of the 
Somerset border, and fully within the Blackdown Hills AONB.  
23.2 Local community plans include:  
Parish Plan  
Blackdown Hills Design Guide  
A Neighbourhood Plan is currently being produced  
 
23.3 The modern Dunkeswell estate does not contain any historic buildings and has a fairly uniform 
appearance, but the original village character is defined by the dense historic village centre and its 
topographical situation within a tight wooded valley surrounded by the plateau of the Blackdown 
Hills. The village is quite cohesive in its vernacular architecture and forms a tight-knit urban grain 
with a Conservation Area covering much of the centre and containing 15 listed buildings. The 
prominence of the thatched, corrugated iron and slated roofscape when viewed from the west is a 
particular character feature.  
23.4 The parish has a population of about 2000 people and around 800 houses. A new estate of 550 
dwellings (known as Highfield) was constructed in the 1980’s on land originally used to 

                                                                 
108 p.21, Draft East Devon Villages Development Plan Document, East Devon District Council, 2014 
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accommodate the personnel for the wartime airfield. This airfield was used between 1943 and 1945 
by the American Navy (Fleet Air Wing 7) for anti-submarine warfare. The new estate, which includes 
a small shopping centre, post office and a doctors’ surgery, is separated from the old village by about 
a kilometre of narrow and mainly unpavemented road. The old village contains the church and 
village hall. There is no village school so that at least 100 children are bussed out of the village every 
day.  
23.5 At the time the outline planning permission was granted for the housing development, a large 
area of land on the airfield was also granted planning permission for industrial use and, 
subsequently, this was enlarged when the maintenance area of the airfield was sold off by the 
government as a further industrial area.  
23.6 Access to Dunkeswell is via narrow, rural lanes with limited passing spaces. This is an ongoing 
problem as heavy traffic associated with the industrial estate has no alternative route and 
congestion and highway damage are frequent. Access to services is difficult for pedestrians who use 
these unpavemented lanes. There are no dedicated cyclepaths.  
23.7 Given the high quality landscape and access issues around the old village, new development 
should be concentrated in Highfield. A need for affordable housing has been identified and can be 
addressed through the housing allocation. This housing should incorporate playspace, safe footpaths 
and, ideally, school provision. 
 
Policy 19 - Residential Land Development in Dunkeswell  
Land is allocated in Dunkeswell at:  
a) E304 Land south of Louis Way, to accommodate 21 new dwellings; and  
b) E162 to accommodate 14 new dwellings.  
A play area should be provided within E304 to meet the needs of new residents. The modern 
character of this part of the village provides an opportunity for contemporary design, but this 
should draw on the qualities of landscape, local materials and native planting in recognition of the 
sensitive location in the AONB.  
There is a Community aspiration is for a School to serve the village.  
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Summary of Site Evaluation 
Parish feedback 
and preferred 
choice  

The Parish Council agreed that E304 should be the area for the 35 dwellings 
in the local plan and should be included in the village limit, E162 should 
remain as agricultural land outside the village limit. E207 should be kept as 
a site for a primary school. Areas for special protection should include New 
Century playground, Churchill playground, tennis courts, bowling green and 
the sports field.  

Landscape 
Appraisal  

All three sites are located in close proximity to each other on a plateau with 
a dense woodland belt to the east. Site E304 is surrounded by built form 
and would result in minimal impact on the surrounding landscape but is not 
sufficiently large to take 35 dwellings. The southern section of E162 falls 
away and is exposed with considerable intervisibility with the surrounding 
countryside, however the north eastern section of the site is screened from 
longer views by a dense row of trees and could be developed with minimal 
visual harm.  

Sustainability 
Appraisal  

All three sites are in close proximity to local facilities, all of which could be 
accessed on foot along street-lit pavements.  

Recent Planning 
History  

Site E304 has an unimplemented planning permission for use as a play area 
- 06/0201/FUL. Site E207 has historic permission for its current use as a 
sports field. Site E162 has planning permission for 14 affordable dwellings- 
13/0594/MFUL  

Feedback from 
other bodies  

Feedback received has indicated suitability of the sites for development 
with no highway or archaeological constraints noted.  

Proposed 
allocation 
justification  

That sites E304 and E162 (part) are allocated for a total of 35 dwellings.  
(E304) – (21) dwellings  
(E162) – (14) dwellings  
This partially meets community aspirations for the area. Site E304 is 
supported by the Parish Council, has minimal landscape or sustainability 
impacts and is largely surrounded by built form. It is not large enough to 
accommodate all 35 allocated dwellings.  
Site E162 has planning permission for 14 affordable dwellings. The impact 
of development increases south and eastwards across the site but the 14 
would be screened from the wider AONB by an existing treebelt.  

To see more on technical assessment undertaken visit the Village Plan library at:  
http://www.eastdevon.gov.uk/lpvillagedocumentlibrary.pdf”  109 

 

Annual Monitoring Report, July 2013 
 
The Annual Monitoring Report (AMR) monitors the delivery and effectiveness of policies and 
proposals in the Local Plan.  For housing this will include monitoring housing completions and 
housing proposals ‘in the pipeline’ (for example with permission but not yet started), against the 
numbers allocated in the adopted Local Plan.  It is important as it will give an indication of the scale 
of housing which remains to be delivered in the area against the numbers proposed in the Local 
                                                                 
109 pp.95-98, Draft East Devon Villages Development Plan Document, East Devon District Council, 2014 

http://www.eastdevon.gov.uk/lpvillagedocumentlibrary.pdf
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Plan.  It will also provide an indication with regard to what rate of development completions the 
local market will bear and this can be a useful indicator for future allocations alongside other 
evidence such as population and economic growth projections and the SHLAA data on capacity.  The 
latest ‘full’ report for East Devon is for 2010/11, but a ‘brief’ report has been produced by East 
Devon District Council for 2012/13 with the monitoring period ending on 31st March 2013.  It is this 
latest ‘brief’ report which is summarised here. 
 
The ‘summary’ report, amongst other things, provides data on housing development and future 
supply for the District as a whole and for its main, larger settlements.  Some of the key District-wide 
statements made are reproduced below. 
 
“2.4 The new Local Plan proposes allocation of land to accommodate 6,675 dwellings on strategic 
sites. Of these, 839 dwellings have already gained permission and 800 dwellings have been given 
resolution to grant permission. 
 
2.5 The new Local Plan proposes allocation of land to accommodate 1,097 dwellings on non-strategic 
sites. Of these, 48 dwellings have already gained permission and 59 dwellings have been given 
resolution to grant permission.”110 
 
The AMR sets out the position in the District in relation to the five year housing land supply.  This is 
important as the national planning policy in the NPPF (paragraphs 47 to 49 reproduced below) 
requires local authorities to demonstrate a deliverable supply of housing land for a five year period, 
without which it is easier for developers to get planning permission on sites which may not be 
considered favourable by Local Plan policy. 
 
“47. To boost significantly the supply of housing, local planning authorities should: 
 
● use their evidence base to ensure that their Local Plan meets the full, objectively assessed needs for 
market and affordable housing in the housing market area, as far as is consistent with the policies set 
out in this Framework, including identifying key sites which are critical to the delivery of the housing 
strategy over the plan period; 
● identify and update annually a supply of specific deliverable11 sites sufficient to provide five years 
worth of housing against their housing requirements with an additional buffer of 5% (moved forward 
from later in the plan period) to ensure choice and competition in the market for land. Where there 
has been a record of persistent under delivery of housing, local planning authorities should increase 
the buffer to 20% (moved forward from later in the plan period) to provide a realistic prospect of 
achieving the planned supply and to ensure choice and competition in the market for land; 
● identify a supply of specific, developable12 sites or broad locations for growth, for years 6-10 and, 
where possible, for years 11-15; 
● for market and affordable housing, illustrate the expected rate of housing delivery through a 
housing trajectory for the plan period and set out a housing implementation strategy for the full 
range of housing describing how they will maintain delivery of a five-year supply of housing land to 
meet their housing target; and 

                                                                 
110 p.1, East Devon Annual Monitoring Report, East Devon District Council, July 2013 
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● set out their own approach to housing density to reflect local circumstances. 
 
48. Local planning authorities may make an allowance for windfall sites in the five-year supply if they 
have compelling evidence that such sites have consistently become available in the local area and 
will continue to provide a reliable source of supply. Any allowance should be realistic having regard 
to the Strategic Housing Land Availability Assessment, historic windfall delivery rates and expected 
future trends, and should not include residential gardens. 
 
49. Housing applications should be considered in the context of the presumption in favour of 
sustainable development. Relevant policies for the supply of housing should not be considered up-to-
date if the local planning authority cannot demonstrate a five-year supply of deliverable housing 
sites.”111 
 
The AMR states that: 
 
“3.1 Post-examination and certainly from adoption, the new Local Plan and it’s allocations will hold 
more weight and should be able to form a part of the five year land supply calculations. If allocations 
and the Local Plan requirements were taken into account then there would be 6.24 years worth of 
supply. This means that post-examination we should be in a strong position in terms of showing an 
adequate supply of land for housing. 
 
3.2 However, with land supply calculations showing that (following the recommendations of the 
Ottery St Mary Appeal Inspector) currently there is just 4.71 years supply of land for housing, the 
Council is unable to demonstrate a five year land supply until the Local Plan goes through 
examination.”112 
 
East Devon Strategic Housing Market Assessment (SHMA), 2007 and East Devon SHMA Update, 2011 
 
Local authorities undertake a Strategic Housing Market Assessment (SHMA) to ensure that they have 
a good understanding of the local housing market across various housing types and tenures, and 
includes an assessment of housing needs.   The SHMA was originally commissioned by East Devon 
District Council and other local authorities in the Exeter and Torbay housing market area (covering 
Exeter, East Devon, Mid-Devon, Teignbridge and Torbay) in 2007 and was updated for East Devon in 
2011.  The original research was based on the “…analysis of 3,470 interviews conducted with 
households (which primarily underwrote the housing needs and requirement modelling) of which 760 
were completed within the East Devon District area. The primary data was coupled with analysis of 
secondary data from the UK Census, Housing Corporation, HM Land Registry, Office for National 
Statistics and a range of other sources along with a qualitative consultation programme with a wide 
range of stakeholders.”113 
 

                                                                 
111 Paragraphs 47-49, NPPF, 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf 
112 pp.1-2, East Devon Annual Monitoring Report, East Devon District Council, July 2013 
113 p.5, Exeter and Torbay Strategic Housing Market Assessment 2007: East Devon Update 2011, East Devon 
District Council, 2011 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
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Within the Exeter and Torbay housing market area, the following sub-areas were identified114.  The 
parishes in the Blackdown Hills AONB are within more than one sub-area, with some straddling sub-
areas. 
 

 
 
The key findings of the SHMA update are reproduced below115. 
 

                                                                 
114 p.7, Exeter and Torbay Strategic Housing Market Assessment 2007: East Devon Update 2011, East Devon 
District Council, 2011 
115 Taken from pp.19, Exeter and Torbay Strategic Housing Market Assessment 2007: East Devon Update 2011, 
East Devon District Council, 2011 
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Strategic Housing Land Availability Assessment (SHLAA), 2012 (updated July 2013) 
 
The East Devon Strategic Housing Land Availability Assessment (SHLAA), produced in 2012 and 
updated in July 2013, sets out the process through which land with potential to be developed for 
housing has been identified.  It has been done to respond to the requirements in the NPPF, outlined 
earlier in this report, for local authorities to have an up-to-date understanding of land availability 
and supply for housing development116.  The findings of the work has informed the development of 
the Villages DPD assessed above. 
 
The SHLAA is a technical (i.e. non politicised and free from value judgement) process where the 
public, organisations, land owners and developers can submit suggestions for land which they 
consider is appropriate to be developed for housing through the Local Plan process.  Each site 
submitted is then assessed against various criteria to determine which sites, from a constraints and 
opportunity assessment, are the most suitable (and viable) to accommodate development.  An 
expert panel is used, comprising of land agents, developers, local authority officers, Registered Social 
Landlords (Housing Associations) and Agencies to help determine viability of sites and the likelihood 
of them realistically coming forward for development.  This process does not mean that all sites can 
or will come forward for development and a site’s inclusion in the exercise does not give that site 
planning permission nor replace the need for a planning application to be made.   
 
Sites of 15 dwellings or more currently in the planning system are identified (in July 2013) in the 
SHLAA.  The figures are not reproduced here as more up-to-date data has been made available by 
East Devon District Council and is set out later in this report. 
 
The SHLAA has identified the following figures for the District as a whole and component parts in 
terms of the five year supply of deliverable housing.117 

                                                                 
116 See paragraphs 47-49 in the NPPF. 
117 p.22, East Devon Strategic Housing Land Availability Assessment 2012 (Update 2013), East Devon District 
Council, July 2013 
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The report states that more than 160 sites were reviewed through the SHLAA process.  It has also 
estimated the yield of dwellings for these sites and splits them into three time periods of likely 
delivery as reproduced from the report below.118  Sites identified in ‘Table 5’ below are additional to 
those identified in ‘Table 6’ taken from the SHLAA report.   
 

 
 
The SHLAA sites assessed are reproduced from Appendix 4 of the update report119 below.  Sites of 
less than 0.15 hectares in size are not included in the assessment. 
 

                                                                 
118 p.22, East Devon Strategic Housing Land Availability Assessment 2012 (Update 2013), East Devon District 
Council, July 2013 
119 Appendix 4, East Devon Strategic Housing Land Availability Assessment 2012 (Update 2013), East Devon 
District Council, July 2013 
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The following sites are identified in the 2011 SHLAA tables120. 
 
Site Ref Site Address Panel – Achievable? 
C043 Causeway End, Broadhembury Y 
C131 Land at Drewe Arms, Broadhembury Y 
E157 Land adjacent to Manings, Stockland Y 
E162 Land at Powells Way, Dunkeswell Y 
E201 Land at Green Lane Farm, Chardstock N - relies on third party land for access 

of sufficient width 
E207 Land off Louis Way, Dunkeswell Y 
 
SHLAA sites are identified on maps in the draft Villages DPD. 
 
Homes and Communities Plan 2012–16: Living in this outstanding place 
 
The Homes and Communities Plan sets out the District Council’s key priorities and plans for housing 
between 2012 and 2016.  It encapsulates some of the key actions required for housing from 
documents such as the Local Plan, Tenancy Strategy, Resident Involvement Strategy, Private Sector 
Renewal Strategy and Homelessness Strategy.  It identifies the main housing issues in East Devon as: 

                                                                 
120 2011 SHLAA database, East Devon District Council, 2011 
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“• a need for more affordable housing (demand far exceeds supply) 
• the high cost of owner occupation and renting in the private sector affecting the ability to secure 
suitable housing 
• low wages in the district as compared to the national average 
• poor housing conditions in the private sector 
• fuel poverty and affordable warmth 
• the lack of suitable housing for young people.”121 
 
It identifies the Council’s ten key strategic aims, to: 
 
“• provide a range of affordable housing to meet housing needs 
• prevent homelessness wherever possible, and make sure that accommodation is found for those 
who do become homeless 
• maintain and manage the council owned housing stock to a high standard, actively involving 
tenants in all aspects of the service 
• bring sub-standard housing (of all tenures) up to current standards 
• improve the use and safety of housing 
• enable elderly people, disabled people, and people with special needs to live as independently as 
possible and remain in their own homes if they so wish 
• improve the sustainability and energy efficiency of housing and eliminate fuel poverty 
• widen the choice of housing, especially for those in priority need 
• support the improvement and regeneration of local communities by encouraging social inclusion, 
involving children and young people in housing issues, and enabling residents to actively participate 
in their communities 
• have consistently satisfied customers.”122 

 

Housing Aspirations of Older People Living in Rural Devon, 2011 
 
This study was undertaken by Community Council of Devon on behalf of the Devon Rural Housing 
Partnership in 2011.  Although not specific to East Devon or the Blackdown Hills, it raises a number 
of common issues across rural communities in Devon, summarising its key findings as follows. 
 
“a. Most older people want to stay within their existing community as they age. 
b. The demand for supported housing schemes in villages is limited. 
c. The maintenance of village shops and public transport is important to supporting older people in 
rural communities. 
d. Given that the aspiration is for people to remain in their home as long as possible there are 
challenges for policy makers to facilitate the demand that this will make for domiciliary and other 
care services in rural areas with varying degrees of remoteness. 

                                                                 
121 p.9, Homes and Communities Plan 2012–16: Living in this outstanding place, East Devon District Council, 
2012 
122 p.14, Homes and Communities Plan 2012–16: Living in this outstanding place, East Devon District Council, 
2012 
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e. To allow older residents to remain in their home there are also issues about physical changes 
needed to properties to allow this to happen. 
f. Local Authorities need to consider amending planning policy which restricts open market housing 
development for older people in rural villages. This may lead to older residents being forced to move 
away from their community support networks to find the easy and cheap to maintain new home that 
they need to allow them to continue to live independently. 
h. The new localism agenda provides an opportunity for communities to create bottom up solutions 
for how to support older residents to stay in their community.”123 
 
AONB Management Plan 
 
Affordable Housing  
124Objective Policy 
PD 4  
Appropriate affordable housing is available in 
or around the Blackdown Hills to enable local 
people – living, working or connected to the 
area – to remain in their local communities.  
 

PD 4/A  
Support initiatives that provide affordable housing to 
meet identified needs for local people in locations 
with access to employment and local services, 
ensuring that developments conserve and enhance 
natural beauty, particularly by respecting landscape 
and settlement character and avoiding impacts on 
nature conservation and historic interests.  

 
 
Main Observations from Review of Strategic Housing Literature 
 
• The NPPF advises that it is important to recognise the particular issues facing rural areas in terms 

of housing supply and affordability, and the role of housing in supporting the broader 
sustainability and vitality of villages and smaller settlements.  A thriving rural community in a 
living, working countryside depends, in part, on retaining local services and community facilities 
such as schools, local shops, cultural venues, public houses and places of worship. Rural housing 
is essential to ensure viable use of these local facilities. 

• The NPPF also states that assessing housing need and allocating sites should be considered at a 
strategic level and through the Local Plan and/or neighbourhood plan process.  

• If housing is needed in the parish, the neighbourhood plan can either allocate specific  housing 
sites, or choose to influence allocations to be determined through the East Devon Villages DPD 
and / or choose to influence speculative (‘windfall’) proposals for development.  Either option 
can see the neighbourhood plan set criteria based policies which ‘steer’ location, type, tenure, 
design and so on.  A clear understanding of the implications of allocating specific housing sites in 
the neighbourhood plan should inform debate on whether or not allocations are appropriate in 
the plan. 

• Current adopted local planning policy requires special care to be taken when development takes 
place within the AONB, as do AONB policies.  Proposals should conserve or enhance the 

                                                                 
123 p.3, Housing Aspirations of Older People Living in Rural Devon, Community Council of Devon (on behalf of 
the Devon Rural Housing Partnership), 2011 
124 Page 57, Blackdown Hills AONB Management Plan (final publication draft), 2013 
 



133 
 

character of the landscape and protect the traditional local built form. 
• The local authority currently requires developments of 5 or more dwellings in settlements with a 

population of under 3,000 to provide, typically, 40% affordable housing. 
• Development allocations identified in the emerging Local Plan may change as a result of the 

further work being done on the plan’s approach to the distribution of development which will be 
considered when the Public Examination reopens in October. 

• The neighbourhood plan can determine additional housing numbers in the parish over and 
above that proposed in the emerging Local Plan but cannot reduce the number allocated by the 
Local Plan. 

• There are numerous policies in relation to housing in the emerging Local Plan which the 
neighbourhood plan will need to be cognisant of and be in general conformity with. 
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Local evidence base  
 
Parish Characteristics 
 
“The main parts of Dunkeswell can be said to be the ‘old’ village centred around the church of St 
Nicholas, the Methodist Chapel and the Village Hall sited directly beneath the airfield and industrial 
estate; Highfield Estate located at the southern end of the village; and the aforementioned airfield 
and industrial estate where the wartime airfield was sited.  The outlying areas of Dunkeswell are a 
series of ‘units’ which consist of large farms and significant historical developments such as 
Stentwood, built by Victorian squire John Eccles in 1881/2, the Wolford area – home to the Simcoe 
family and their workers and servants for many years – and Dunkeswell Abbey, originally the home of 
the Cistercian abbey built in 1201.”125 
 
The parish comprises 289 detached houses, 311 semi-detached hoses, 171 terraced houses and 19 
flats, with only 2 caravans / temporary accommodation units.  Of these, 649 are owner-occupied 
with 55 of the remainder private rented and 60 either social rented or ‘other’ rented 
accommodation.  Around 35 households are estimated as being in ‘fuel poverty’126, while 36 do not 
have central heating and 16 households are estimated as living in overcrowded conditions.127  The 
affordability ratio (i.e. the ratio between earnings and house price) is 18.1 (with the England average 
being 15.4).128  The majority of households in the parish are formed by single person households 
(255 in number or 33.4%) and married couples with no dependent children (278 in number or 
36.4%).129  16.6% of the parish population of 1584 people is aged 17 or under with 32.3% of the 
population in the 30 – 59 age group and 34.2% over 64.130 
 
The Parish Plan indicates a strong feeling from the community that there should be no further 
housing development in the village of Dunkeswell, of any type, although of those who responded 
favourably, 27% were in favour of some limited development at Highfield. 
 
According to East Devon District Council data, there were 55 completed new dwellings in the last 7 
years and there are 26 dwellings with existing permission which have yet to be built (at 31st March 
2014). 
 

                                                                 
125 Extract of text taken from p.4, Dunkeswell Parish Plan, Dunkeswell Parish Council, 2011 
126 a household is said to be in fuel poverty if they have required fuel costs that are above average (the 
national median level); were they to spend that amount they would be left with a residual income below the 
official poverty line. 
127 Data taken from the Dunkeswell Rural Place Profile, ACRE / OSCI, 2013 (original data sourced from ONS 
2011 census and Department for Energy and Climate Change, 2011) 
128 Data taken from the Dunkeswell Rural Place Profile, ACRE / OSCI, 2013 (original data sourced from ONS 
2011 census and Department).  The Profile states that “The housing affordability ratio is based on comparing 
house prices to earnings. Rather than compare average house prices and incomes, we have compared the 
“lowest quartile” (the lowest 25%) of prices to the lowest quartile of household incomes – which is more 
representative of groups trying to get onto the housing ladder. An affordability index of 10 would mean that 
lowest quartile house prices are 10 times as high as lowest quartile incomes. This data is only available for the 
local authority, not the local area.” 
129 2001 census data, Neighbourhood Statistics website, ONS, www.neighbourhood.statistics.gov.uk/ 
130 2001 census data, Neighbourhood Statistics website, ONS, www.neighbourhood.statistics.gov.uk/ 

http://www.neighbourhood.statistics.gov.uk/
http://www.neighbourhood.statistics.gov.uk/
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Written documents 
 
Dunkeswell Parish Plan, 2011 
 
The housing section of the Dunkeswell Parish Plan and its Action Plan is reproduced below. 
 
“HOUSING 
When trying to analyse the survey and draw some conclusions, it should be borne in mind that in 
general there was a very significant ‘No’ vote of 70% and over, to any type of housing at any location 
within the village. 
 
• Affordable housing 
In the 2004 plan, there was a vision that sufficient affordable homes would be available for any local 
people/families who needed to work for local organisations. In the current survey, 30% of responses 
indicated that they were in favour of more affordable houses. 
 
• Future development 
In response to the question “How much housing development should there be in Dunkeswell in the 
next 10 years?” there was an almost complete ‘No’ to the development of unlimited housing 
although the voting on a limited amount of housing development within the parish was split 40% in 
favour and 60% against. 
In response to the question “If you think there should be some housing development, what type 
should it be?” the greatest majority was for no housing development in any category, with only some 
small support for eco houses, live/work units and holiday lets. The survey results showed that if there 
is to be any housing development then this should be mostly at Highfield but the responses to this 
were not high at 27% in favour.”131 
 

132 
 
Dunkeswell Shared Ownership Housing Assessment, 2013 

                                                                 
131 p.7, Dunkeswell Parish Plan, 2011, Dunkeswell Parish Council, 2011 
132 p.12, Dunkeswell Parish Plan, 2011, Dunkeswell Parish Council, 2011 
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The Dunkeswell Shared Ownership Housing Assessment produced in 2013 reviews the position on 
affordable housing with a focus on shared ownership, in light of the information in the Dunkeswell 
Housing Needs Report now being out of date (having been produced in 2006).  Since the report in 
2006 was done, there have been two developments of affordable housing in the parish, totalling 26 
new affordable homes.  At the time of drafting the review in 2013, a further 14 affordable units had 
been granted permission and it is this development that had triggered the Shared Ownership report 
to ascertain whether there is a potential need for shared ownership properties to be developed as 
part of this development.  The report concluded with the following statement. 
 
“This assessment was not a full community survey, and therefore may be an underestimation of the 
need.  However the information provided suggests that there may be demand for 3 shared ownership 
homes subject to a more detailed check. It would probably be wise to investigate further the 
circumstances of the 2 households who showed an interest but on the basis of the information 
provided could not afford shared ownership. The property mix required to meet the need is shown in 
Table 3 below. 
 
Table 3: Property mix needed 

Type of property Likely 
(Meet affordability tests) 

Possible 

1 bedroom property for single people/couples 
(probably 2 bed for shared owners) 

2 2 

3 bedroom house for families 1 0 
133 
 
Data 
 
2011 Census 
 
The 2011 census134 provides the most up-to-date data on the relevant characteristics for the parish 
for this topic. 
  

                                                                 
133 p.3, Dunkeswell Shared Ownership Housing Assessment, Community Council of Devon, 2013 
134 Reproduced from Neighbourhood Statistics website, ONS, www.neighbourhood.statistics.gov.uk/  

http://www.neighbourhood.statistics.gov.uk/


137 
 

 
Age Structure 2011 No. % 

All Usual Residents (Persons) 1584   
Age 0 to 4 (Persons) 77 4.9 
Age 5 to 7 (Persons) 48 3.0 
Age 8 to 9 (Persons) 21 1.3 

Age 10 to 14 (Persons) 68 4.3 
Age 15 (Persons) 20 1.3 

Age 16 to 17 (Persons) 28 1.8 
Age 18 to 19 (Persons) 24 1.5 
Age 20 to 24 (Persons) 48 3.0 
Age 25 to 29 (Persons) 86 5.4 
Age 30 to 44 (Persons) 241 15.2 
Age 45 to 59 (Persons) 271 17.1 
Age 60 to 64 (Persons) 111 7.0 
Age 65 to 74 (Persons) 246 15.5 
Age 75 to 84 (Persons) 237 15.0 
Age 85 to 89 (Persons) 46 2.9 

Age 90 & over 12 0.8 
total population 1584 100 

 
 
Dwellings 2011 No. 

All dwellings 792 
unshared 792 

shared 0 
 

 

 
Country of Birth No. % 

All Usual Residents 1584   
England 1482 93.6 

Northern Ireland 11 0.7 
Scotland 17 1.1 

Wales 20 1.3 
United Kingdom not Otherwise Specified 0 0.0 

Ireland 9 0.6 
Other EU; Member Countries in March 2001 16 1.0 

Other EU; Accession Countries April 2001 to March 2011 5 0.3 
Other Countries 24 1.5 
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Tenure 2011   % 

All Households (Households) 764   
Owned; Owned Outright (Households) 388 50.8 

Owned; Owned with a Mortgage or Loan (Households) 252 33.0 
Shared Ownership (Part Owned and Part Rented) (Households) 9 1.2 

Social Rented; Rented from Council (Local Authority) (Households) 13 1.7 
Social Rented; Other (Households) 20 2.6 

Private Rented; Private Landlord or Letting Agency (Households) 55 7.2 
Private Rented; Other (Households) 10 1.3 

Living Rent Free (Households) 17 2.2 
total households 764 100 

 
Household Type 2011 No. % 

All Households 764   
One Person Household 255 33.4 

Married Couple Household; With Dependent Children 96 12.6 
Married Couple Household; No Dependent Children 278 36.4 

Same-Sex Civil Partnership Couple Household; With Dependent Children 0 0.0 
Same-Sex Civil Partnership Couple Household; No Dependent Children 1 0.1 

Cohabiting Couple Household; With Dependent Children 28 3.7 
Cohabiting Couple Household; No Dependent Children 40 5.2 

Lone Parent Household; With Dependent Children 29 3.8 
Lone Parent Household; No Dependent Children 22 2.9 
Multi-Person Household; All Full-Time Students 0 0.0 

Multi-Person Household; Other 15 2.0 

 
764 100 

 
Families with Dependent Children 2011 No. % 

All Families in Households 499   
No Dependent Children in Family 345 69.1 

One Dependent Child in Family; Aged 0 to 4 30 6.0 
One Dependent Child in Family; Aged 5 to 11 20 4.0 

One Dependent Child in Family; Aged 12 to 18 24 4.8 
Two Dependent Children in Family; Youngest Aged 0 to 4 27 5.4 

Two Dependent Children in Family; Youngest Aged 5 to 11 22 4.4 
Two Dependent Children in Family; Youngest Aged 12 to 18 12 2.4 

Three or more Dependent Children in Family; Youngest Aged 0 to 4 8 1.6 
Three or more Dependent Children in Family; Youngest Aged 5 to 11 6 1.2 

Three or more Dependent Children in Family; Youngest Aged 12 to 18 3 0.6 
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Projecting Population Change 
 
Population change is governed by a number of factors including economic migration, changing birth 
rates, changing death rates (with a greater number of people now living longer), and other ‘push / 
pull’ factors such as the availability of housing of the right types to suit different sized households.  
There are no projections available to the parish level in East Devon.  However, Office for National 
Statistics projections based on the 2011 census as the base date suggest that the population in East 
Devon as a whole will grow from around 135,000 in 2014 to 150,000 by 2031135.  In addition to the 
change in number overall, the key point to note is that there will be an increasingly ageing 
population with those in the 64+ age group growing from 30% of the population in 2014 to 36% in 
2031.   
 

26,600 
20%

68,300 
50%

40,400 
30%

East Devon 2014 
(estimated population c.135k)

0-19

20-64

65+

 

                                                                 
135 See ONS projections data, 2012 http://www.ons.gov.uk/ons/publications/re-reference-
tables.html?edition=tcm%3A77-335242 (Table 2: 2012-based Sub-national population projections for local 
authorities in England’) 

http://www.ons.gov.uk/ons/publications/re-reference-tables.html?edition=tcm%3A77-335242
http://www.ons.gov.uk/ons/publications/re-reference-tables.html?edition=tcm%3A77-335242
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28,300 
19%

67,000 
45%

54,300 
36%

East Devon 2031
(estimated population c.150k)

0-19

20-64

65+

 
 
Much of the growth is likely to be experienced in settlements where the Local Plan allocates 
strategic levels of development and an estimation of potential growth levels in the parish can be 
better made once revisions to the emerging Local Plan are made in terms of potential housing 
distribution and scale during the plan period (which should become clearer by October 2014 when 
the Public Examination is scheduled to be re-opened). 
 
Home Choice  
 
The Devon Home Choice Register lists East Devon District Council and Housing Association homes 
which are available to rent and for shared ownership.  Data is available for the number of 
households registered currently living in the parish.  It provides a snapshot of those households in 
need of affordable housing and the reasons why.  The data cannot tell us whether these households 
wish to remain in the parish or if they have a local connection.  There is no data available from the 
register about the number of households registered which currently live outside of the parish but 
wish to move into it.    On 1st September 2014, there were 30 registered households in the parish on 
the register in need of affordable housing.  
 
House Prices (purchase and rent) 
 
A snapshot of the housing market has been taken and results shown over the page, reproduced from 
the Zoopla website136.  The data is limited in terms of what it can tell us but it provides a useful 

                                                                 
136 Source: www.zoopla.co.uk. 

http://www.zoopla.co.uk/
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picture of the current state of the market in the parish’s main village compared to other parishes’ 
main villages in the Blackdown Hills AONB. 
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Village 

Average current value (£ ,000) Average 
property 
value (£ 

,000) 

Value change 
in last 5 

years (%) 

Current (no.) 
properties 
on market 

Current 
asking rents 

(£ pcm) 
No. of beds 

No. of 
properties for 

rent 
Detached Semi Terrace Flat 

Broadhembury 741 292 236 - 592 5.84 5 875 3 1 
Chardstock 408 195 180 - 333 1.98 18 867 3 3 
Cotleigh 534 317 270 - 456 5.14 6 598 2 1 
Dunkeswell 271 161 143 126 193 5.84 14 594 2 1 
Luppitt 627 253 210 - 536 5.13 5 - - 0 
Membury 512 294 - - 477 1.98 10 - - 0 
Monkton 451 352 293 - 407 5.14 - - - 0 
Stockland 572 266 259 - 490 5.14 5 - - 0 
Upottery 486 268 244 203 406 5.14 5 724 3 1 
Yarcombe 427 241 168 - 356 5.14 7 702 2 1 
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Housing Development Completions and Commitments 
 
The list in the table on the next page is reproduced from completions and commitments data 
prepared by East Devon District Council and is available on their website137.  It sets out details of 
completions in the parish on a site by site basis. 
 
The table which then follows, with data sourced from East Devon District Council, sets out the 
number of completions for each parish so that information can be compared between the parishes. 
 
 

                                                                 
137 Available to view here - http://www.eastdevon.gov.uk/5yhls30sept2013.pdf  

http://www.eastdevon.gov.uk/5yhls30sept2013.pdf
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Parish 

1999 to 

2000 2000 to 2001 

2001 

to 

2002 

2002 

to 

2003 

2003 

to 

2004 

2004 

to 

2005 

2005 

to 

2006 

2006 

to 

2007 

2007 

to 

2008 

2008 

to 

2009 

2009 

to 

2010 

2010 

to 

2011 

2011 

to 

2012 

2012 

to 

2013 

April 

2013 

to 

Sept 

2013 

Oct 

2013 

to 

Mar 

2014 

Total 

2006/07 

to 

2013/14 

Broadhembury 6 2 1 3 0 4 0 2 1 0 1 0 0 0 0 0 4 

Chardstock 14 0 1 0 1 11 1 0 2 2 0 1 0 0 7 5 17 

Cotleigh 0 1 0 0 0 0 0 0 1 0 1 0 0 0 0 1 3 

Dunkeswell 1 1 3 7 3 9 3 11 4 2 10 9 0 17 2 0 55 

Luppitt 0 0 0 0 0 0 0 0 0 0 0 2 0 0 0 0 2 

Membury 1 1 0 0 0 0 0 0 2 0 2 2 0 0 0 0 6 

Monkton 0 1 0 1 4 2 0 0 0 0 0 0 0 0 1 0 1 

Stockland 1 1 0 1 0 1 0 0 0 0 0 3 0 0 0 0 3 

Upottery 3 2 1 2 2 0 0 1 1 0 1 1 10 0 2 0 16 

Yarcombe 1 0 0 2 0 2 0 0 1 0 1 2 0 0 0 0 4 
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Planning permissions for dwellings yet to be completed 
 
The following data, sourced from East Devon District Council, sets out the number dwellings for which planning permission has been granted where those 
dwellings have yet to be completed (at 31st March 2014).  The list does not include dwellings on sites which have gained a resolution to grant permission 
but are awaiting the signing of a S106 or any sites which gained permission after 31 March 2014. 
   

Parish 2014 - 15 2015 - 16 2016 - 17 2017-18 2018-19 TOTAL 2014-2026 

Broadhembury 0 6 0 0 0 6 
Chardstock 0 1 0 0 0 1 
Cotleigh 0 0 0 0 0 0 
Dunkeswell 16 10 0 0 0 26 
Luppitt 0 0 0 0 0 0 
Membury 0 2 0 0 0 2 
Monkton 0 0 0 0 0 0 
Stockland 0 0 0 0 0 0 
Upottery 3 2 0 0 0 5 
Yarcombe 1 3 0 0 0 4 
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Relevant Planning History 
 
The following list sets out planning applications for housing and rural buildings registered in the 
parish in the last three years138.  This period is considered long enough to be able to give an 
indication of the types of development type being given permission or not in recent times.  Should 
local concerns be raised, through consultation, about particular development being given permission 
or not, this can be explored further by examining planning histories over a longer period to 
determine whether there is a trend and how local authority planning policies have been applied.   
 
Variation of condition 2 of planning permission ref no 13/0314/FUL (alterations and extensions and 
conversion of garage to domestic dwelling) to increase roof ridge height and provide revised access 
and parking arrangements  
Oaklands Dunkeswell Honiton EX14 4QH  
Ref. No: 14/1351/VAR | Received: Tue 03 Jun 2014 | Validated: Tue 10 Jun 2014 | Status: Pending 
Consideration  
 
Construction of two single storey garages to serve approved dwellings under application 
11/1829/FUL.  
Oaklands Dunkeswell Honiton EX14 4QH  
Ref. No: 14/1265/FUL | Received: Wed 21 May 2014 | Validated: Fri 30 May 2014 | Status: Pending 
Consideration  
 
Construction of 20 no. dwellings (8 affordable dwellings) including associated external works and 
access road (resubmission of 14/0315/MFUL previously withdrawn)  
Land South Of Blossom Hill Park Powells Way Dunkeswell  
Ref. No: 14/1073/MFUL | Received: Wed 30 Apr 2014 | Validated: Wed 30 Apr 2014 | Status: 
Pending Consideration  
 
Conversion of garage into living accommodation and reinstatement of internal openings  
Hunters Cottage Dunkeswell Honiton EX14 4QZ  
Ref. No: 14/0841/LBC | Received: Thu 03 Apr 2014 | Validated: Tue 08 Apr 2014 | Status: Approval 
with conditions  
 
Construction of dwelling  
Land Adjacent 9 Court View Dunkeswell Honiton EX14 4AB  
Ref. No: 14/0420/FUL | Received: Thu 20 Feb 2014 | Validated: Tue 25 Mar 2014 | Status: Approval 
with conditions  
 
Change of use from sports and social club (sui generis) to public house (class A4) with landlords 
accommodation above and associated balcony  
Highfield Sports And Social Club (Unit 2) Culme Way Dunkeswell Honiton EX14 4JP  
Ref. No: 14/0407/FUL | Received: Wed 19 Feb 2014 | Validated: Thu 20 Feb 2014 | Status: Pending 
Decision  
 

                                                                 
138 Using the search function on the East Devon District Council Planning Online Page 
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Extension on north west and south west elevations.  
Unit 1 Flightway Dunkeswell Business Park Dunkeswell Honiton EX14 4RD  
Ref. No: 14/0384/FUL | Received: Tue 18 Feb 2014 | Validated: Thu 20 Feb 2014 | Status: Approval - 
standard time limit  
 
Construction of 20 no. dwellings (8 affordable dwellings) including associated external works and 
access road  
Land South Of Blossom Hill Park Powells Way Dunkeswell  
Ref. No: 14/0315/MFUL | Received: Tue 11 Feb 2014 | Validated: Mon 17 Feb 2014 | Status: 
Withdrawn  
 
Renovation, alterations and extension of bungalow  
Oaklands Dunkeswell Honiton EX14 4QH  
Ref. No: 14/0136/FUL | Received: Thu 23 Jan 2014 | Validated: Wed 29 Jan 2014 | Status: Approval - 
standard time limit  
 
Removal of conditions 7 & 9 and variation of condition 8 of planning consent 12/2654/FUL (renewal 
of application 09/1851/FUL for conversion of barn to four units of holiday accommodation and 
owner/managers' accommodation, and formation of new vehicular access) to facilitate the use of 
units 1, 2 & 3 to become open market residential dwellings and maintain units 4 & 5 as holiday lets  
Land To The North Of Old Highwood Farm Dunkeswell  
Ref. No: 14/0011/VAR | Received: Fri 03 Jan 2014 | Validated: Thu 09 Jan 2014 | Status: Refusal  
 
Construction of single storey extension  
April Cottage Dunkeswell Honiton EX14 4RE  
Ref. No: 13/2721/FUL | Received: Wed 11 Dec 2013 | Validated: Thu 12 Dec 2013 | Status: Approval 
with conditions  
 
Demolition of an existing 1980s lean-to and replacement with a new lean-to extension; internal 
alterations to replace existing kitchen with a new bathroom and creation of a green oak 
sunroom/conservatory (amendments to fenestration and materials approved under 13/0091/LBC)  
Abbey Cottage Dunkeswell Abbey Honiton EX14 4RP  
Ref. No: 13/2088/LBC | Received: Wed 18 Sep 2013 | Validated: Wed 18 Sep 2013 | Status: Approval 
with conditions  
 
Change of use of land for the stationing of a mobile home for residential purposes  
Bowerhayes Farm Dunkeswell Honiton EX14 4RN  
Ref. No: 13/2081/FUL | Received: Mon 16 Sep 2013 | Validated: Thu 03 Oct 2013 | Status: 
Withdrawn  
 
Single storey rear extension  
21 Kennedy Way Dunkeswell Honiton EX14 4XG  
Ref. No: 13/2055/CPL | Received: Thu 12 Sep 2013 | Validated: Thu 12 Sep 2013 | Status: CPL 
Approve Part 1  
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Construction of 3no. single storey dwellings, with air source heat pumps and vehicular access from 
Potters Stile  
Recreation Area (Land Rear Highfield Centre) Potters Stile Dunkeswell  
Ref. No: 13/1156/FUL | Received: Tue 28 May 2013 | Validated: Thu 30 May 2013 | Status: Approval 
with conditions  
 
Proposed erection of single storey side extension and rear extension  
41 Simcoe Way Dunkeswell Honiton EX14 4UR  
Ref. No: 13/0675/FUL | Received: Tue 26 Mar 2013 | Validated: Mon 08 Apr 2013 | Status: Approval 
with conditions  
 
Construction of 14 no. affordable dwellings  
Land Adjacent Ball Knapp (Land South Of Powells Way) Powells Way Dunkeswell  
Ref. No: 13/0594/MFUL | Received: Sun 17 Mar 2013 | Validated: Fri 12 Apr 2013 | Status: Approval 
with conditions  
 
Alterations and extensions and conversion of garage to domestic dwelling  
Oaklands Dunkeswell Honiton EX14 4QH  
Ref. No: 13/0314/FUL | Received: Sat 09 Feb 2013 | Validated: Mon 25 Feb 2013 | Status: Approval 
with conditions  
 
Replacement garage and porch extension  
Victoria Cottage Dunkeswell Honiton EX14 4SQ  
Ref. No: 13/0234/FUL | Received: Wed 30 Jan 2013 | Validated: Wed 30 Jan 2013 | Status: Approval 
with conditions  
 
Creation of a green oak sun room/conservatory and extension to contain a kitchen  
Abbey Cottage Dunkeswell Abbey Honiton EX14 4RP  
Ref. No: 13/0096/FUL | Received: Fri 11 Jan 2013 | Validated: Mon 14 Jan 2013 | Status: Approval 
with conditions  
 
Demolition of an existing 1980s lean-to and replacement with a new lean to extension; internal 
alterations to replace existing kitchen with a new bathroom, and creation of a green oak 
sunroom/conservatory  
Abbey Cottage Dunkeswell Abbey Honiton EX14 4RP  
Ref. No: 13/0091/LBC | Received: Fri 11 Jan 2013 | Validated: Mon 14 Jan 2013 | Status: Approval 
with conditions  
 
Erection of two storey side extension, single storey extension to rear and rear pedestrian access  
24 Azalea Close Dunkeswell Honiton EX14 4XJ  
Ref. No: 13/0009/FUL | Received: Thu 03 Jan 2013 | Validated: Tue 12 Feb 2013 | Status: Approval 
with conditions  
 
Renewal of application 09/1851/FUL for conversion of barn to four units of holiday accommodation 
and owner/manager's accommodation, and formation of new vehicular access  
Land To The North Of Old Highwood Farm Dunkeswell  
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Ref. No: 12/2654/FUL | Received: Wed 05 Dec 2012 | Validated: Wed 19 Dec 2012 | Status: 
Approval with conditions  
 
Conservatory on side elevation  
1 Barrack Lodge Louis Way Dunkeswell Honiton EX14 4XU  
Ref. No: 12/2563/FUL | Received: Sat 24 Nov 2012 | Validated: Wed 28 Nov 2012 | Status: Approval 
- standard time limit  
 
Construction of rear extension  
Unit 10 Flightway Dunkeswell Business Park Dunkeswell Honiton EX14 4RD  
Ref. No: 12/2469/FUL | Received: Tue 13 Nov 2012 | Validated: Wed 21 Nov 2012 | Status: Approval 
with conditions  
 
Construction of extension to agricultural building  
Old Wolford Farm Dunkeswell Honiton EX14 4SQ  
Ref. No: 12/2415/FUL | Received: Wed 07 Nov 2012 | Validated: Wed 07 Nov 2012 | Status: 
Approval with conditions  
 
Construction of 3no dwellings  
Land Adjacent To Royal Oak Inn Dunkeswell Honiton EX14 4RE  
Ref. No: 12/2027/FUL | Received: Mon 17 Sep 2012 | Validated: Thu 01 Nov 2012 | Status: Approval 
with conditions  
 
Construction of outbuilding  
11C Powells Way Dunkeswell Honiton EX14 4XL  
Ref. No: 12/1949/FUL | Received: Fri 07 Sep 2012 | Validated: Fri 07 Sep 2012 | Status: Approval - 
standard time limit  
 
Amendments to unit 1 approved under application 10/1728/FUL to include raising of ridge height  
Highfield Community Hall Unit 6 Culme Way Dunkeswell Honiton EX14 4JP  
Ref. No: 12/1883/FUL | Received: Wed 29 Aug 2012 | Validated: Fri 31 Aug 2012 | Status: Approval - 
standard time limit  
 
Construction of side extension  
4 Walden Road Dunkeswell Honiton EX14 4XB  
Ref. No: 12/1560/FUL | Received: Mon 16 Jul 2012 | Validated: Mon 16 Jul 2012 | Status: Approval 
with conditions  
 
Retention of one bedroom flat at first floor level to form a live-work unit  
Unit 18 Flightway Dunkeswell Business Park Dunkeswell Honiton EX14 4RD  
Ref. No: 12/1562/FUL | Received: Sun 15 Jul 2012 | Validated: Tue 24 Jul 2012 | Status: Refusal  
 
Erection of detached dwelling (renewal of 09/0859/FUL)  
The Old Forge (land To The South Of) Dunkeswell Honiton EX14 4RE  
Ref. No: 12/1445/FUL | Received: Mon 25 Jun 2012 | Validated: Tue 26 Jun 2012 | Status: Approval 
with conditions  
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Construction of first floor extension over existing ground floor  
Abbey View Dunkeswell Abbey Honiton EX14 4RP  
Ref. No: 12/1326/FUL | Received: Mon 11 Jun 2012 | Validated: Mon 11 Jun 2012 | Status: Approval 
with conditions  
 
Construction of detached dwelling  
Land South Of The Old Forge Dunkeswell  
Ref. No: 12/1071/FUL | Received: Sat 05 May 2012 | Validated: Mon 14 May 2012 | Status: Refusal  
 
Side conservatory  
1 Walden Road Dunkeswell Honiton EX14 4XB  
Ref. No: 12/0822/FUL | Received: Wed 04 Apr 2012 | Validated: Wed 04 Apr 2012 | Status: Approval 
- standard time limit  
 
Construction of detached garage  
The Old Creche 14A Jenwood Road Dunkeswell Honiton EX14 4UZ  
Ref. No: 12/0752/FUL | Received: Wed 28 Mar 2012 | Validated: Wed 28 Mar 2012 | Status: 
Approval - standard time limit  
 
Certificate of lawfulness for a proposed single storey extension  
1 Potters Stile Dunkeswell Honiton EX14 4XA  
Ref. No: 12/0732/CPL | Received: Tue 27 Mar 2012 | Validated: Thu 29 Mar 2012 | Status: CPL 
Approve Part 1  
 
Construction of single storey extension  
Abbey View Dunkeswell Abbey Honiton EX14 4RP  
Ref. No: 12/0626/FUL | Received: Mon 12 Mar 2012 | Validated: Mon 12 Mar 2012 | Status: 
Approval with conditions  
 
Construction of single storey extension and porch (variation to 09/2486/FUL)  
25 Jenwood Road Dunkeswell Honiton EX14 4UY  
Ref. No: 12/0573/FUL | Received: Wed 07 Mar 2012 | Validated: Fri 09 Mar 2012 | Status: Approval 
with conditions  
 
Construction of 14 affordable dwellings  
Land South Of Blossom Hill Park Powells Way Dunkeswell  
Ref. No: 12/0561/FUL | Received: Tue 06 Mar 2012 | Validated: Wed 07 Mar 2012 | Status: Non-
determination appeal lodged  
 
Construction of six garages and internal bin store area  
Land Adjacent To Highfield Centre Culme Way Dunkeswell Honiton EX14 4JP  
Ref. No: 11/2793/FUL | Received: Tue 20 Dec 2011 | Validated: Wed 21 Dec 2011 | Status: Approval 
- standard time limit  
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Replacement single storey extension, construction of off road parking area and widening of existing 
access  
The Barn Dunkeswell Honiton EX14 4SQ  
Ref. No: 11/2744/FUL | Received: Mon 12 Dec 2011 | Validated: Mon 12 Dec 2011 | Status: 
Approval - standard time limit  
 
Construction of agricultural building to cover existing cattle feed area  
Slade Farm Dunkeswell Honiton EX14 4RN  
Ref. No: 11/2308/FUL | Received: Tue 18 Oct 2011 | Validated: Tue 25 Oct 2011 | Status: Approval - 
standard time limit  
 
Construction of single storey dwelling  
11 Powells Way Dunkeswell Honiton EX14 4XL  
Ref. No: 11/2243/FUL | Received: Sun 09 Oct 2011 | Validated: Mon 24 Oct 2011 | Status: Approval 
with conditions  
 
Construction of side extension in place of existing garage.  
10 Simcoe Way Dunkeswell Honiton EX14 4UR  
Ref. No: 11/2133/FUL | Received: Tue 27 Sep 2011 | Validated: Tue 27 Sep 2011 | Status: Approval 
with conditions  
 
Agricultural building for storage of manure  
Land West Of Dunkeswell Airfield Sheldon  
Ref. No: 11/2153/AGR | Received: Mon 26 Sep 2011 | Validated: Mon 10 Oct 2011 | Status: 
Approval - standard time limit  
 
Extension to existing building  
Building Adjacent Turbury Dunkeswell  
Ref. No: 11/2078/FUL | Received: Mon 19 Sep 2011 | Validated: Mon 19 Sep 2011 | Status: Approval 
- standard time limit  
 
Construction of two chalet bungalows and associated access  
Oaklands Dunkeswell Honiton EX14 4QH  
Ref. No: 11/1829/FUL | Received: Tue 16 Aug 2011 | Validated: Fri 14 Oct 2011 | Status: Approval 
with conditions  
 
Replacement of extant planning permission 08/1729/OUT for development of 9no. terraced starter 
type industrial units and additional detached unit for B1, B2 and B8 use.  
Peter Quinain Timber Merchant Marcus Road Dunkeswell Honiton EX14 4LA  
Ref. No: 11/1739/OUT | Received: Thu 04 Aug 2011 | Validated: Thu 04 Aug 2011 | Status: Approval 
with conditions  
 
Retention of agricultural storage building and extension to existing livestock building.  
Coxes Hill Cottage Dunkeswell Honiton EX14 4RH  
Ref. No: 11/1599/FUL | Received: Wed 20 Jul 2011 | Validated: Wed 20 Jul 2011 | Status: Approval 
retrospective (no conds)  
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Construction of two dwellings  
Highfield Centre (land At) Culme Way Dunkeswell Honiton EX14 4JP  
Ref. No: 11/1559/FUL | Received: Thu 14 Jul 2011 | Validated: Tue 26 Jul 2011 | Status: Withdrawn  
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Key Questions and Messages 
 
• The cost of buying a house in the parish is prohibitive for most people who live locally and want to get on 

the housing ladder. 
• If any development takes place, small scale housing which is affordable to local people (local needs 

housing) is likely to be more acceptable. 
• The East Devon Strategic Housing Land Availability Assessment (SHLAA) and draft Villages Development 

Plan Document (DPD) suggest that the village can physically accommodate some small scale housing 
development. 

• There are concerns about accepting more housing in the parish. 
• Does the community agree that these remain the priorities for the parish? 

• If housing is needed in the parish, should housing sites be allocated in the neighbourhood plan, or is the 
community content with accepting the EDDC process of allocating sites, or is it content to allow the Local 
Plan together with neighbourhood plan ‘criteria based’ policies to steer development to appropriate 
places / locations (and away from inappropriate locations)? 

• If the community decides that it would prefer to allocate housing sites in the neighbourhood plan, is it 
prepared to accept potentially additional time and resource implications of following this route? 

• There has been more development in the last 10 years (67 dwellings) than most other East Devon 
Blackdown Hills AONB parishes (which have on average seen between 0 and 10 dwellings built during that 
period).  There are currently 26 additional dwellings which have planning permission and are yet to be 
built.  Is this amount of growth a trend which should or needs to continue? 

• There is no up-to-date comprehensive housing needs information for the parish. 
• Should greater weight be sought for the policies of the Blackdown Hills Management Plan in the 

neighbourhood plan or ‘signpost’ it as a material consideration? 
 

 
 

 


	Policy D1 (Design and Local Distinctiveness)
	vi) Appropriate ‘greening’ measures relating to landscaping and planting, open  space provision and permeability of hard surfaces.

