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Executive Summary 
The Bishops Clyst Neighbourhood Plan was adopted in January 2017. The Parish Council is 
now reviewing the Neighbourhood Plan to ensure it is in line with emerging Local Plan Policy 
and to identity potential sites for housing development, in line with the vision and objectives 
of the Neighbourhood Plan. 

The revised Neighbourhood Plan is being prepared in the context of the East Devon Local 
Plan 2006-2026 (adopted 2016) and the emerging East Devon Local Plan 2020-2040 
(Working Draft December 2021).  

The emerging Local Plan includes two potential allocations in the village of Clyst St Mary for 
approximately 75 dwellings. It also identifies an area of search for a potential new settlement 
which includes part of the Parish. However, as the Local Plan allocations are not yet fixed, 
the Parish Council wishes to understand all potential development sites in the Parish to help 
to inform any future residential allocations in the Neighbourhood Plan. Sites were identified 
through the Greater Exeter Strategic Plan Housing and Employment Land Availability 
Assessment (HELAA) 2019, the East Devon HELAA 2021, and a Neighbourhood Plan call for 
sites. 

Of 37 sites identified in the Parish, 17 were discounted on the basis of being duplicates, 
being predominantly outside the neighbourhood area, or on the grounds of sites having been 
previously assessed as being unsuitable for residential development (but suitable for 
employment) due to proximity to Exeter Airport1. The remaining 20 sites were included in the 
assessment. 

The report concludes that while no sites are immediately appropriate for allocation for 
housing in the Neighbourhood Plan, 11 are potentially appropriate subject to identified 
constraints being mitigated and/or further consultation with East Devon District Council. The 
remaining 9 sites are not appropriate for allocation.  

To aid the site selection process, the Parish Council prepared a set of local criteria, linked to 
Neighbourhood Plan objectives, which were used to assess the shortlist of suitable and 
potentially suitable sites as part of the site selection process. While the criteria will be subject 
to further refinement through consultation with the local community, this part of the 
assessment is intended to guide future decisions on site allocations.  

This assessment is the first step in the consideration of site allocations. From the shortlist of 
suitable and potentially suitable sites identified in this report, the Parish Council should 
engage with East Devon District Council, landowners and the community to explore options 
for site allocation policies in the Neighbourhood Plan which best meet the objectives of the 
Neighbourhood Plan and the development needs of the neighbourhood plan area.  

 

 

 

 
1 As assessed in the Greater Exeter HELAA: https://www.gesp.org.uk/evidence/  

https://www.gesp.org.uk/evidence/
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1. Introduction 
1.1 This report is an independent assessment of potential development sites for the 

Bishops Clyst Neighbourhood Plan undertaken on behalf of Bishops Clyst Parish 
Council. The work was agreed with the Town Council and the Department for Levelling 
up, Housing and Communities (DLUHC) as part of the national Neighbourhood Planning 
Technical Support Programme led by Locality.   

1.2 It is important that the site assessment process is carried out in a transparent, fair, 
robust and defensible way and that the same process is applied to each potential site. 
Equally important is the way in which the work is recorded and communicated to 
interested parties.   

1.3 The neighbourhood area (which covers the parish) was designated in March 2014. The 
boundary is shown in Figure 1-1.  

1.4 The Bishops Clyst Neighbourhood Plan was adopted in January 2017. The Parish 
Council is now reviewing the Neighbourhood Plan to ensure it is in line with emerging 
Local Plan Policy and to identity potential sites for housing development, in line with the 
vision and objectives of the Neighbourhood Plan.  

1.5 The policies in the Neighbourhood Plan should be in general conformity with the policies 
of the adopted Local Plan and should also have regard to the emerging Local Plan. 
Whilst the Neighbourhood Plan cannot allocate alternative sites to those allocated in the 
Local Plan, it can allocate additional sites if there is evidence of housing need above 
that provided on sites allocated in the Local Plan. 

1.6 Bishops Clyst is located to the east of Exeter and the Parish borders the M5, providing 
links to Taunton and Bristol to the north and Newton Abbott and Torquay to the south. 
Digby and Sowton is the nearest train station and it provides services to Exmouth and 
Paignton. The Parish is also served by a number of bus routes, connecting it to Exeter, 
Honiton, Lyme Regis and Sidmouth. 

1.7 There are three main settlements within the Parish: Clyst St Mary village, Sowton village 
and the Cat and Fiddle Residential Park. The settlements in the Parish of Bishops Clyst 
are surrounded by open countryside and the valley of the River Clyst. 

1.8 The village of Clyst St Mary is bounded on the west and north by the valley of the River 
Clyst which is designated as a County Wildlife Site. Almost all the land to the west of 
Frog Lane and the Exmouth Road (A376) is prone to flooding, as is the land to the 
south of Winslade Park. 

1.9 There are several listed buildings, mainly clustered in the villages of Clyst St Mary and 
Sowton; the latter also has a Conservation Area.  

1.10 This site assessment is intended to inform site allocation choices – it does not allocate 
sites. It is the responsibility of Bishops Clyst Parish Council to decide, guided by this 
report and other relevant available information, whether to allocate sites and if so, which 
sites to select for allocation to best address the Neighbourhood Plan objectives.   
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Figure 1-1 Neighbourhood Plan boundary (source: EDDC) 
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2. Methodology  
2.1 The approach to the site appraisal is based on the National Planning Policy Framework 

(2021) and associated National Planning Practice Guidance2 published in 2014 with 
ongoing updates, which includes guidance on the assessment of land availability and 
the production of Neighbourhood Plans.  

2.2 Although a Neighbourhood Plan is at a smaller scale than a Local Plan, the criteria for 
assessing the appropriateness of sites for development is equally relevant. This is 
based on an assessment of whether a site is suitable, available and likely to be viable. 
The methodology for carrying out the site appraisal is presented below.  

Task 1: Identify Sites to be included in the Assessment  
2.3 The first task is to identify which sites should be considered as part of the assessment. 

This included sites identified in the Bishops Clyst neighbourhood area through:  

• the sites submitted to the Neighbourhood Plan group; 

• the 2019 and 2021 Greater Exeter Housing and Economic Land Availability 
Assessment (HELAA); and  

• any planning applications pending consideration.  

Task 2: Site Assessment  
2.4 A site appraisal pro-forma has been developed to assess potential sites for allocation in 

the Neighbourhood Plan. It is based on the Government’s National Planning Practice 
Guidance, the Site Assessment for Neighbourhood Plans: A Toolkit for Neighbourhood 
Planners (Locality, 2015) 3 and the professional knowledge and experience of the 
consultant team. The purpose of the pro-forma is to enable a consistent evaluation of 
each site against an objective set of criteria.  

2.5 Of the 37 sites identified, 10 were from the HELAA (2019), 18 from the HELAA (2021) 
and nine were promoted directly to the Neighbourhood Plan group.  

2.6 For the sites identified through the 2019 HELAA , this site assessment reviews the 
assessment carried out by the Greater Exeter authorities and provides a view on 
whether these conclusions can be applied in the neighbourhood planning context. The 
remaining sites, including those submitted to the 2021 HELAA were assessed using the 
site appraisal proforma.   

2.7 Site surveys were carried out in person on 21st February 2022 to understand the site 
context and relationship with the existing settlement, visually assess site constraints and 
opportunities and assess the impact of development on the surrounding built 
environment and landscape.   

 
2 https://www.gov.uk/government/collections/planning-practice-guidance    
3 https://neighbourhoodplanning.org/toolkits-and-guidance/assess-allocate-sites-development/    

https://www.gov.uk/government/collections/planning-practice-guidance
https://neighbourhoodplanning.org/toolkits-and-guidance/assess-allocate-sites-development/
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Task 3: Consolidation of Results  
2.8 The desktop assessment and site survey information is drawn together into a summary 

table which provides a ‘traffic light’ rating of all sites based on the site constraints and 
opportunities. The rating indicates the following judgement, based on the three ‘tests’ of 
whether a site is appropriate for allocation – i.e. the site is suitable, available and 
achievable for the proposed use:  

• Green is for sites free from constraints, or which have constraints that can be 
resolved, and therefore are suitable for development. Sites rated green are 
appropriate for allocation for proposed use in a neighbourhood plan (if it is viable).   

• Amber sites have constraints that would need to be resolved or mitigated, so the 
site is potentially appropriate for allocation (if also viable) for proposed use in a 
neighbourhood plan.   

• Red sites are unsuitable for development and therefore not appropriate to allocate 
for proposed use in a neighbourhood plan.   

Task 4: Indicative Housing Capacity  
2.9 The capacity of a site is the amount of development that would be appropriate for that 

site, depending on location, the surrounding area and the site context, e.g. existing 
buildings or trees. Where a figure has been put forward for the site by a landowner or 
site promoter, or by the Council, this has been reviewed to understand if it is 
appropriate. If a figure has not already been put forward for the site, a figure has been 
provided to indicate the amount of development that would be appropriate for the site.   

2.10 For sites being considered for housing where a capacity figure does not already exist, a 
calculation has been made to exclude a part of the site for non-residential use (e.g. 
open space) and then apply an appropriate density expressed in number of dwellings 
per hectare. For the sites assessed, a standard density of 20-30 dwellings per hectare 
was applied, in line with densities set out in the HELAA for suburban/rural settlements, 
unless this conflicted with the local character and distinctiveness of the area in which 
case a judgement was made on the potential capacity of a site.   

2.11 The indicative densities and capacities stated for each site in this high-level assessment 
should however be considered as a starting point only. Alternative densities may be 
appropriate to apply to the sites in the neighbourhood area (resulting in different 
capacities) based on site specific circumstances. It is recommended that the number of 
homes allocated per site is consistent with the existing density of the villages built up 
area and appropriate for the context and setting of the site, considering site-specific 
characteristics and constraints. Therefore, the densities proposed by Bishops Clyst 
Parish Council in the Bishops Clyst Neighbourhood Plan may differ from the densities 
as set out in this report.  

Task 5: Local Criteria Assessment  
2.12 Bishops Clyst Parish Council produced a set of local criteria to further refine the shortlist 

of sites. All sites that are found to be suitable (or potentially suitable), available and 
achievable were assessed against 19 local criteria, in order to highlight those sites 
which align with the Neighbourhood Plan’s visions and objectives.  
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2.13 Each site was assessed against the local criteria to understand whether the site would 
have a positive, minor positive, neutral, minor negative or negative impact on the 
specific objectives. This was a qualitative assessment and each site was assessed 
independently rather than on a comparative basis. No weighting has been applied to 
individual criteria.  

2.14 This process can be further refined and revisited by the neighbourhood planning group 
and local community to emphasise which objectives should be given most weight. 
Therefore, this assessment is intended to provide a starting point for those discussions.   

2.15 Table 6-1 demonstrates the local criteria and the high level performance of each site, 
while Appendix C shows the full analysis for each site. 
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3. Policy Context 
3.1 The Site Assessment takes into account both national and local planning policy and 

guidance.  

3.2 National policy is set out in the National Planning Policy Framework (2021) 4 and is 
supported by Planning Practice Guidance 5. The NPPF is a high-level document which 
sets the overall framework for the more detailed policies contained in local and 
neighbourhood plans.  

3.3 At the Local Plan level, Neighbourhood Plan policies and allocations must be in general 
conformity with the strategic policies of the adopted development plan, and any draft 
development plan and evidence base should also be taken into account so that 
Neighbourhood Plan policies are aligned with an emerging Local Plan and not 
superseded when a new Local Plan is adopted by the local planning authority.  

3.4 The statutory local authority for Bishops Clyst is East Devon District Council. The key 
documents for the East Devon planning framework include: 

• East Devon District Council Local Plan 2013-31 (adopted January 2016)6 

• East Devon Local Plan 2020-2040 Working Draft7  

National Planning Policy Framework (2021)  
3.5 An overarching aim of the National Planning Policy Framework is to promote 

sustainable development. Paragraph 11 states that in order to achieve sustainable 
development, plans should promote a sustainable pattern of development that seeks to: 
meet the development needs of their area; align growth and infrastructure; improve the 
environment; mitigate climate change (including by making effective use of land in 
urban areas) and adapt to its effects Other paragraphs of particular relevance to this 
site assessment are set out below. 

3.6 Paragraph 13 states that Neighbourhood Plans should support the delivery of strategic 
policies contained in local plans or spatial development strategies; and should share 
and direct development that is outside of these strategic policies.  

3.7 Paragraph 60 emphasises that to support the Government’s objective of significantly 
boosting the supply of homes, it is important that a sufficient amount and variety of land 
can come forward where it is needed, that the needs of groups with specific housing 
requirements are addressed and that land with permission is developed without 
unnecessary delay. 

3.8 Paragraph 62 states that the size, type and tenure of housing needed for different 
groups in the community should be assessed and reflected in planning policies. 

3.9 Paragraph 65 notes that where major development involving the provision of housing is 
proposed, planning policies and decisions should expect at least 10% of the homes to 
be available for affordable home ownership, unless this would exceed the level of 

 
4 Available at: www.gov.uk/guidance/national-planning-policy-framework      
5 Available at: www.gov.uk/government/collections/planning-practice-guidance    
6 Available at: https://eastdevon.gov.uk/media/1772841/local-plan-final-adopted-plan-2016.pdf  
7 Available at: https://democracy.eastdevon.gov.uk/documents/s14545/1a%20Working%20draft%20local%20plan.pdf 

http://www.gov.uk/guidance/national-planning-policy-framework
http://www.gov.uk/government/collections/planning-practice-guidance
https://eastdevon.gov.uk/media/1772841/local-plan-final-adopted-plan-2016.pdf
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affordable housing required in the area, or significantly prejudice the ability to meet the 
identified affordable housing needs of specific groups. 

3.10 Paragraph 70 states that neighbourhood planning groups should consider the 
opportunities for allocating small and medium sized sites (less than one hectare) 
suitable for housing in their area 8.     

3.11 Paragraph 80 states that planning policies should avoid the development of isolated 
homes in the countryside unless one or more of the following circumstances apply:  

• there is an essential need for a rural worker;  

• the development would represent the optimal viable use of a heritage asset or 
would enable development to secure the future of heritage assets;   

• the development would re-use redundant or disused buildings and enhance its 
immediate setting;   

• the development would involve the subdivision of an existing residential dwelling; 
or  

• the design is of exceptional quality.  
3.12 Paragraph 119 notes that planning policies and decisions should promote an effective 

use of land in meeting the need for homes and other uses, while safeguarding and 
improving the environment and ensuring safe and healthy living conditions. 

3.13 Paragraph 159 states that inappropriate development in areas at risk of flooding should 
be avoided by directing development away from areas at highest risk. Where 
development is necessary in such areas, it should be made safe for its lifetime without 
increasing flood risk elsewhere. 

3.14 Paragraph 161 sets out that plans should apply a sequential, risk-based approach to 
the location of development in order to avoid flood risk to people and property. 
Paragraph 158 explains that the purpose of the sequential test is to steer development 
to areas with the lowest risk of flooding, and that development should not be allocated 
or permitted if there are reasonably available sites for the proposed development in 
areas with a lower risk of flooding.  

3.15 Paragraph 163 states that where it is not possible to locate development in zones at 
lower risk of flooding, the exception test may have to be applied, according to the 
potential vulnerability of the site and the nature of the proposed development. The 
exception test is set out in Paragraph 164, which states that it should be demonstrated 
that the development would provide wider sustainability benefits that outweigh the flood 
risk, and that the development would be safe for its lifetime, without risking flood risk 
elsewhere, and where possible reducing overall flood risk.  

3.16 Paragraph 175 states that plans should allocate land with the least environmental or 
amenity value, where consistent with other policies in the NPPF. Footnote 53 suggests 
that where significant development of agricultural land is demonstrated to be necessary, 
areas of poorer quality land should be preferred to those of a high quality.  

 
8 This is not an upper limit and larger sites can be allocated in Neighbourhood Plans when in conformity with the  
strategic policies in the Local Plan.  
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3.17 Paragraph 199 states that 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. Paragraph 201 goes on to emphasises that where a proposed 
development will lead to substantial harm to (or total loss of significance of ) a 
designated heritage asset, local planning authorities should refuse consent, unless it 
can be demonstrated that the substantial harm or total loss is necessary to achieve 
substantial public benefits that outweigh that harm or loss. 

East Devon District Council Local Plan 2013-2031 
3.18 The East Devon Local Plan was adopted in January 2016 and sets out where 

development will occur and how natural assets will be conserved and enhanced across 
the seven main towns of the district and the West End and countryside areas. An extract 
of the policies map covering the Bishops Clyst neighbourhood area is shown in Figure 
3-1. 

3.19 The key policies relevant to development in Bishops Clyst include:  

3.20 Strategy 1 – Spatial Strategy for Development in East Devon states that a minimum 
of 17,100 new homes will be planned for between 2013 and 2031. Development in 
smaller towns, villages and rural areas will be geared to meeting local needs.  

3.21 Strategy 2 – Scale and Distribution of Residential Development outlines that 
villages and rural areas will accommodate 206 allocation sites throughout the plan 
period. There is no specific housing target outlined for Bishops Clyst.   

3.22 Strategy 5 – Environment states that open spaces and areas of biodiversity 
importance and interest will be protected from damage, and the restoration, 
enhancement, expansion and linking of these areas to create green networks will be 
encouraged. New development will incorporate open space and high quality 
landscaping to improve the natural and built environment.  

3.23 Strategy 5B – Sustainable Transport states that development should be in locations 
where it will encourage and allow for efficient, safe and accessible means of transport 
with overall low impact on the environment.   

3.24 Strategy 6 – Development within Built-Up Area Boundaries states that development 
will only 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; (5) it would not 
impair highway safety or traffic flows; and (6) it would not prejudice the development 
potential of an adjacent site. There is one Built-Up Area Boundary (BUAB) in Bishops 
Clyst, covering the village of Clyst St Mary.  

3.25 Strategy 7 – Development in the Countryside defines the countryside 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 or neighbourhood plan 
policy that explicitly permits such development and where it would not harm distinctive 
landscape, amenity and environmental qualities. The majority of Bishops Clyst is 
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classed as the countryside with the exception of those areas within the Clyst St Mary 
BUAB.  

3.26 Strategy 8 – Development in Green Wedges states that development will not be 
permitted if it adds to existing sporadic or isolated development, could damage the 
identity of a settlement or encourages coalescence.   

3.27 Strategy 10 – Green infrastructure in East Devon’s West End outlines that 
development will not be allowed in the designated area of Clyst Valley Regional Park 
unless it will clearly achieve valley park specific objectives for people and wildlife. 
Mitigation measures will need to comply with measures set out in the ‘South-east Devon 
European Site Mitigation Strategy’9. 

3.28 Strategy 15 – Smaller Towns, Villages and Countryside seeks to accommodate 
modest development that supports and complements rural areas whilst helping to 
sustain their intrinsic qualities and appeal.  

3.29 Strategy 26B – Redevelopment of Redundant Offices Complex at Winslade Park 
and Land Adjoining Clyst St Mary sets out an allocation on the southern side of Clyst 
St Mary for the conversion of redundant office buildings to accommodate around 150 
dwellings and 0.7 hectares of land for B1 office use.  

3.30 Strategy 27 – Development at the Small Towns and Larger Villages encourages a 
Neighbourhood Plan or community-led developments in order to promote development 
in Clyst St Mary.  

3.31 Strategy 31 – Future Job and Employment Land Provision states all large scale 
major housing developments should be accompanied by employment provision to 
provide one job for each new home built, and around 1 hectare of employment land for 
each 250 homes proposed. On development between 50-199 units, applicants will be 
encouraged to make provision for live/work units at 10% of the total units. On smaller 
developments, provision for home working will be encouraged in individual dwellings.  

3.32 Strategy 32 -  Resisting Loss of Employment, Retail and Community Sites and 
Buildings notes that permission for the change of use of current or allocated 
employment land will not be granted unless: (1) continued use would significantly harm 
the quality of a locality whether through traffic, amenity, environmental; (2) the new use 
would safeguard a listed building where current uses are detrimental to it and where it 
would otherwise not be afforded protection or other associated problems; (3) options for 
retention of the site or premises for its current or similar use have been fully explored 
without success for at least 12 months (and up to 2 years depending on market 
conditions) and there is a clear demonstration of surplus supply of land or provision in a 
locality; or (4) The proposed use would result in the provision or restoration of retail 
(Class A1) facilities in a settlement otherwise bereft of shops. Such facilities should be 
commensurate with the needs of the settlement. 

3.33 Strategy 35 – Exception Mixed Market and Affordable Housing at Villages, Small 
Towns and Outside Built-up Area Boundaries outlines that exception sites for up to 
or around 15 dwellings will be allowed where there is a proven local need demonstrated 
through an up to date robust housing needs survey. Affordable housing must account 
for at least 66% of the houses built. 

 
9 Available at: https://eastdevon.gov.uk/planning/planning-policy/environment-and-green-infrastructure/biodiversity/  

https://eastdevon.gov.uk/planning/planning-policy/environment-and-green-infrastructure/biodiversity/
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3.34 Strategy 46 – Landscape Conservation and Enhancement and AONBs states that 
development will only be permitted in these areas 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 wellbeing of the area.  

3.35 ENV8 – Significance of heritage assets and their setting states that when 
considering development proposals, the significance of any heritage assets should be 
established through a proportionate but systematic assessment to understand the 
potential impact of the proposal on the significance of the asset. 

3.36 ENV9 – Development affecting a designated asset outlines permission will not be 
granted 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.  

3.37 ENV10 – Conservation areas states that proposals 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.  

3.38 EN21 – River and Costal Flooding states that a sequential approach will be taken to 
considering whether new developments will be permitted in areas subject to flooding. 
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.  

3.39 RC1 – Retention of Land for Sport and Recreation states that proposals that would 
result in the loss of open space currently or previously used for recreation and/or sports 
uses, play areas or playing fields will not be permitted unless: (1) alternative provision of 
equivalent community benefit is made available and will be appropriately laid out by the 
applicant as a replacement; (2) sports and recreational facilities can best be retained 
and enhanced through the redevelopment of a small part of the site; or (3) locally there 
is an excess of public open space, children's play areas or sports pitch provision in the 
area as the case may be. 

3.40 TC12 – Aerodrome Safeguarded Areas and Public Safety Zones highlights that 
planning permission will not be granted in the vicinity of the airport that would 
compromise air safety by creating physical obstructions. Permission will be granted for 
developments that will not prejudice future development at Exeter Airport.  
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Figure 3-1 East Devon adopted policies map extract (source: EDDC) 

East Devon Local Plan 2020-2040 Working Draft (December 2021)  
3.41 East Devon District Council is preparing a new Local Plan which will supersede the 

existing East Devon Local Plan and the East Devon Villages Plan.  

3.42 A formal consultation on the Issues and Options draft Local Plan took place in January 
to March 202110. East Devon District Council officers subsequently presented a working 
draft of the emerging plan to councillors on 14 December 2021 which provides further 
detail on the emerging policies. A public consultation on the draft Local Plan is expected 
later in 2022. 

3.43 Although the working draft is not adopted policy, consideration should be given to the 
emerging development plan so that neighbourhood plan policies are aligned with a 
newly adopted Local Plan. 

3.44 The following proposed policies are of particular relevance to the Bishops Clyst 
Neighbourhood Plan: 

3.45 Strategic Policy 1 – Settlement Hierarchy sets out Clyst St Mary as a Tier 4 Service 
Village.  

3.46 Strategic Policy 2 – Overarching policy for the distribution of development states 
that there will be modest growth at service and local centres such as Clyst St Mary. 

 
10 Available at: https://eastdevon.gov.uk/media/3721875/issuesandoptionsreport-jan2021.pdf 



Site Options and Assessment  FINAL Bishops Clyst Parish Council 
   

 

 
Prepared for:  Bishops Clyst Parish Council   
 

AECOM 
18 

 

However, there will be limited growth, under exceptional circumstances, in smaller 
villages, hamlets and the countryside which may impact Bishops Clyst.  

3.47 Strategic Policy 4 – Levels of future housing development sets out the minimum 
total net housing provision based on the Local Housing Need Assessment for East 
Devon as 18,360.  

3.48 Strategic Policy 6 – Development inside Settlement Boundaries states that 
settlement boundaries will be defined on the policies map around the Tier 1 to 4 
settlements and that these boundaries will establish the types and forms of 
development that will be permitted within them.  

3.49 Strategic Policy 7 – Development adjacent to outside edge of Settlement 
Boundaries outlines that any application would need to provide statements of impact 
on landscape, biodiversity, flooding, heritage assets and neighbouring amenity, be 
restricted in scale and be connected to local needs.  

3.50 Strategic Policy 8 – Development beyond Settlement Boundaries states that such 
development will be far more restricted and only permitted where it is in accordance 
with a specific Local or Neighbourhood 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. 

3.51 Strategic Policy 9 – Development of a second new town east of Exeter outlines 
proposals for a new town to accommodate up to 8,000 new homes and supporting 
facilities. Up to 2,500 of these homes are projected to be built within the plan period. 
The area of search for the new settlement includes parts of the Bishops Clyst 
neighbourhood area (see Figure 3-2). 

3.52 Strategic Policy 11 – High quality employment north of Sowton village sets out a 
proposal for employment land to be allocated for a high quality business park to the 
north of Sowton village. This will link to the Clyst Valley Regional Park including the 
provision of a green bridge over the A30 (see Figure 3-2).  

 
Figure 3-2 Draft Local Plan proposed allocations map (source: EDDC) 
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3.53 Strategic policy 13 – Exeter Airport and its future operation and development is 
linked to policy TC12 of the adopted Local Plan and states that the role of Exeter Airport 
as a key transport gateway will be safeguarded.  

3.54 Strategic Policy 14 – Green infrastructure and the Clyst Valley Regional Park 
echoes that of Strategy 10 in the adopted Local Plan stressing the importance of 
mitigating adverse impacts on protected habitats in Clyst Valley Regional Park.  

3.55 Strategic Policy 23 – Development at service villages proposes 40 new dwellings to 
be allocated in Clyst St Mary (on site Sowt_09) geared around meeting local needs. 
However, the supporting text and accompanying map identifies a larger area as a 
preferred allocation for approximately 75 dwellings – this corresponds to the whole of 
Sowt_09 along with part of site Sowt_01.  

3.56 Strategic Policy 24 – Development in small villages, hamlets and the countryside 
states that outside of tier 1 to 4, development will be allowed in the following 
circumstances: (1) if included in a made neighbourhood plan; (2) community-led 
development that can justify how it is sustainable development; (3) considered to be an 
‘exception’ specifically allowed through a policy in the plan.  

3.57 Strategic policy 33 – Flooding is closely related to Strategy EN21 found in the 
adopted Local Plan and sets out measures to manage flooding.  

3.58 Strategic Policy 46 – Rural Exception Sites and First Homes Exception Sites 
states that rural exception sites will only be on small sites with a mix of affordable 
housing meeting proven unmet needs for people who have a local connection to the 
settlement. First Home exception sites will not be in AONBs or Designated Rural Areas. 
The site size will be appropriate to the existing settlement and a mix of affordable 
housing will be required, meeting proven unmet needs for people who have a local 
connection to the settlement. 

3.59 Policy 51 -  Resisting the loss of employment sites notes that employment land will 
be protected from loss to non-employment land unless it can be demonstrated that: (1) 
development relates to ancillary services which will support the employment area by 
making it more sustainable, viable and/or attractive; (2) the site is no longer suitable or 
viable for employment uses; (3) the proposal will not undermine the viability of existing 
employment uses in close proximity to the site; and evidence of appropriate marketing 
of the site for a minimum time period (to be specified and justified; or (4) the alternative 
use is in accordance with or does not undermine the plan’s overall Spatial Strategy.  

3.60 Policy 68 – Landscape Features aligns with strategy 46 of the adopted Local Plan and 
aims to protect important features in the landscape, whether designated or not.  

3.61 Policy 71 – Green wedges aims to protect the separate character and identity of 
settlements in close proximity and prevent coalescence by specifying the location of 
green wedges on the proposals map.  

3.62 Policy 83 – Retention of land and buildings for sport and recreation use echoes 
that of strategy RC1 in the adopted Local Plan, stating the same circumstances in which 
loss of sport and recreation land or buildings will be accepted.  

3.63 Policy 88 – Historic Environment is related to strategies ENV8 and ENV9 of the 
Adopted Local Plan stressing the importance of sustaining and enhancing the 
significance of designated and non-designated heritage assets.  
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3.64 Policy 89 – Listed Buildings requires proposals to conserve or enhance listed 
buildings and be sympathetic to their character and setting.  

3.65 Policy 90 – Conservation Areas requires development which affects Conservation 
Areas to conserve or enhance their special interest, character, setting and appearance, 
much like strategy ENV10 of the adopted Local Plan. 

Local Plan evidence base 
3.66 The following evidence base documents have also been reviewed, and their 

conclusions reflected in the individual site assessments where relevant: 

• East Devon and Blackdown Hills Landscape Character Assessment (2019)11; 

• Greater Exeter Strategic Plan Housing and Economic Land Availability 
Assessment (2019)12; and    

• Exeter HELAA methodology (2021)13. 
 

 

 

 

 

 

  

 
11 Available at: https://eastdevon.gov.uk/planning/planning-policy/environment-and-green-infrastructure/landscape/the-2019-landscape-
character-assessment/  
12 Available at: https://www.gesp.org.uk/evidence/    
13 Available at: https://eastdevon.gov.uk/planning/planning-policy/housing-issues/housing-and-economic-land-availability-assessment/  

https://eastdevon.gov.uk/planning/planning-policy/environment-and-green-infrastructure/landscape/the-2019-landscape-character-assessment/
https://eastdevon.gov.uk/planning/planning-policy/environment-and-green-infrastructure/landscape/the-2019-landscape-character-assessment/
https://www.gesp.org.uk/evidence/
https://eastdevon.gov.uk/planning/planning-policy/housing-issues/housing-and-economic-land-availability-assessment/
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4. Site Assessment  
4.1 This chapter sets out the conclusions of the site assessment. Table 4-1 lists all 

identified sites. Of  the 37 sites identified 17 were discounted for various reasons 
outlined in the table below, leaving 20 sites to be assessed. The table indicates whether 
the sites were assessed using the site assessment proforma or through a review of the 
HELAA conclusions. The 20 sites assessed in this report are shown in the map in 
Figure 4-1.  

4.2 Appendix A contains the full proforma assessments, while Appendix B contains the 
HELAA review table for those sites previously assessed as part of the Greater Exeter 
Strategic Plan. Maps showing all identified by source are contained in Appendix D. 

Table 4-1 Sites identified in Bishops Clyst 
Site Ref Address Site 

Size 
(ha) 

Source Taken forward? Method of 
assessment 

Notes  

NP1 Dorepark 11.83 NP Call for 
Sites 

No, site covered by 
GH/ED/53 and 
GH/ED/54. 

N/A  

NP2 The Football 
Ground, Winslade 
Park Avenue  

1.12 NP Call for 
Sites 

Yes  Full 
proforma 

 

NP3 Sowton Lane 0.1 NP Call for 
Sites 

No, site covered by 
GH/ED/68 

N/A  

OML 1  2.60 NP Call for 
Sites 

No, included in 
Sowt 12 

N/A  

OML 2 Land to the north 
of Oil Mill Lane 

41.3 NP Call for 
Sites 

Yes Full 
proforma 

 

OML 3 Land to the north 
east of Oil Mill 
Lane 

5.74 NP Call for 
Sites 

Yes Full 
proforma 

Only considering 
north western part 
of the site within 
neighbourhood 
area.  

OML 4 Land south west 
of Oil Mill Lane  

54.9 NP Call for 
Sites 

Yes Full 
proforma 

Only considering 
northern part of 
the site within 
neighbourhood 
area. 

OML 5  0.50 NP Call for 
Sites 

No, included in 
Sowt 12 

N/A  

OML 6  0.40 NP Call for 
Sites 

No, included in 
Sowt 12 

N/A  

Farr_03 Land south of the 
Sidmouth Rd 

1.15 HELAA 2021 No, site is largely 
outside 
neighbourhood 
area. 

N/A  

Sowt_01 Land at Bishops 
Court Lane, Clyst 
St Mary 

6.42 HELAA 2021 Yes Full 
proforma 
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Site Ref Address Site 
Size 
(ha) 

Source Taken forward? Method of 
assessment 

Notes  

Sowt_02 Land south of 
Bishops Court 
Road, Clyst St 
Mary, Exeter 

3.59 HELAA 2021 Yes Full 
proforma 

 

Sowt_03 Land north of 
Sidmouth Road, 
Clyst St Mary 

2.06 HELAA 2021 Yes Full 
proforma 

 

Sowt_04 Land at Junction 
of Sidmouth Road 
& Oil Mill Lane, 
Clyst ST Mary 

0.36 HELAA 2021 No, included in 
Sowt 12 

N/A  

Sowt_05 Land junction 
Sidmouth Road & 
Oil Mill Lane, 
Clyst St Mary 

0.19 HELAA 2021 No, included in 
Sowt 12 

N/A  

Sowt_06 Langdon’s 
business park and 
the occupied units 

0.92 HELAA 2021 Yes Full 
proforma 

 

Sowt_07 Denbowe 0.27 HELAA 2021 Yes Full 
proforma 

 

Sowt_08 8.81 acres 
fronting the A3052 
at The Cat and 
Fiddle, Clyst St 
Mary 

3.57 HELAA 2021 Yes Full 
proforma 

 

Sowt_09 3.69 acres 
Bishops Court 
Lane, Clyst St 
Mary 

1.50 HELAA 2021 Yes Full 
proforma 

 

Sowt_10 Timbervale And 
Part Pine Ridge 
Sowton Village, Nr 
Exeter 

0.31 HELAA 2021 Yes Full 
proforma 

 

Sowt_11 Land at Bishops 
Court Lane, Clyst 
St Mary 

9.18 HELAA 2021 Yes Full 
proforma 

 

Sowt_12 Clyst Valley 
Garden Village, 
Land to the south 
and east of Clyst 
St Mary and Clyst 
St George 

7.07 HELAA 2021 Yes Full 
proforma 

 

Sowt_13 Axehayes Farm 
Clyst St Mary Nr. 
Exeter 

2.35 HELAA 2021 No, this site is 
covered by 
GH/ED/52 

N/A  
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Site Ref Address Site 
Size 
(ha) 

Source Taken forward? Method of 
assessment 

Notes  

Clge_30 Clyst Valley 
Garden Village, 
Land to the south 
and east of Clyst 
St Mary and Clyst 
St George 

 

271.8  HELAA 2021 No, mostly outside 
neighbourhood 
area. The land 
within the 
neighbourhood 
area is covered by 
Site OML 2 

N/A  

Clma_01 Land off Clyst 
Valley Road, Clyst 
St Mary 

2.67 HELAA 2021 No, this site has 
planning 
permission for 94 
dwellings, 
commercial space 
and sport facilities 
(Planning 
Application Ref 
20/1001/MOUT 
was approved in 
July 2021).  

N/A  

Clma_02 Land at Winslade 
Park, Clyst St 
Mary, Exeter 

35.20 HELAA 2021 No, this site has 
planning 
permission for 94 
dwellings, 
commercial space 
and sport facilities 
(Planning 
Application Ref 
20/1001/MOUT 
was approved in 
July 2021).  

N/A A section of the 
site is included as 
a mixed use 
allocation in the 
Local Plan.  

Clma_03 Homefield, Oil Mill 
Lane, Clyst St 
Mary,EX5 1AG 

1.17 HELAA 2021 Yes Full 
proforma 

 

GH/ED/50 Land at Holbrook 
Farm, Clyst 
Honiton, Exeter 

46.38 HELAA 2019 Yes HELAA 
Review 
Table 

 

GH/ED/52 Land to the north 
of the A3052 and 
to the west of Yeo 
Business Park 
and Hill Barton 
Industrial Estate 
(known as land at 
Axehayes). 

36.27 HELAA 2019 Yes HELAA 
Review 
Table 

 

GH/ED/53 Land to the North 
of A3052 between 
Cat and Fiddle 
and Devon 
County 
Showground, 
Sidmouth Road, 
Clyst St Mary  

11.57 HELAA 2019 Yes HELAA 
Review 
Table 
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Site Ref Address Site 
Size 
(ha) 

Source Taken forward? Method of 
assessment 

Notes  

GH/ED/54 Land north of 
A3052 between 
Cat and Fiddle 
and DCC 
Showground, 
Sidmouth Road, 
Clyst St Mary 

3.30 HELAA 2019 No, this site is 
already included 
within GH/ED/53 

N/A  

GH/ED/55 Cat Copse, 
Sidmouth Road, 
Clyst St Mary  

1.15 HELAA 2019 Yes HELAA 
Review 
Table 

 

GH/ED/56 Land at Coxes 
Farm, Sidmouth 
Rd, Clyst St Mary, 
Exeter  

8.63 HELAA 2019 Yes HELAA 
Review 
Table 

 

GH/ED/64 Land between 
Crealy Great 
Adventure Park 
and Greendale 
Business Park 
(referred to as 
Greenbrook) 

120.82 HELAA 2019 No, mostly outside 
neighbourhood 
area 

N/A  

GH/ED/66 Land at Venns 
Farm, Sowton, Nr. 
Exeter EX5 2AE 

19.29 HELAA 2019 No, site is only 
considered suitable 
for employment use 
due to the noise 
from the airport. 
This assessment is 
limited to potential 
housing sites.  

N/A  

GH/ED/67 Land west of 
Sowton Lane, 
Sowton, Exeter 

7.11 HELAA 2019 No, site is only 
considered suitable 
for employment use 
due to the noise 
from the airport. 
This assessment is 
limited to potential 
housing sites.  

N/A  

GH/ED/68 1 Sowton Village 1.51 HELAA 2019 No, site is only 
considered suitable 
for employment use 
due to the noise 
from the airport. 
This assessment is 
limited to potential 
housing sites.  

N/A  
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Figure 4-1 Map of all assessed sites (source: AECOM) 
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5. Site Assessment Results 
Site Assessment Summary   
5.1 Table 5-1 provides a summary of the findings of the assessment of potential 

development sites within the Bishops Clyst neighbourhood area. The table 
shows a ‘traffic light’ rating for each site, indicating whether the site is suitable, 
available and likely to be achievable for development and therefore appropriate 
for allocation in the Plan. Red indicates the site is not appropriate for allocation 
and Green indicates the site is appropriate for allocation. Amber indicates the 
site is less sustainable or may be appropriate for development if certain issues 
can be resolved or constraints mitigated.   

5.2 In summary, the assessment found that of the 20 sites assessed, none of the 
sites are immediately appropriate for allocation, but 11 are potentially 
appropriate for housing allocation subject to mitigation of identified constraints. 
The remaining 9 are not appropriate for allocation. The results of the site 
assessment are shown in the map in Figure 5-1. 

5.3 Indicative site capacities have been provided for sites found to be suitable or 
potentially suitable for allocation, in line with the methodology in Chapter 2 of 
this report (Paragraphs 2.9 to 2.11). Where the site is considered unsuitable for 
allocation, no capacity is given. 

5.4 It is important to note that sites must be available for the proposed use to be 
allocated in the Neighbourhood Plan and that any potential site allocations 
should be discussed with East Devon Council to establish whether the 
allocations are made in the Neighbourhood Plan or the Local Plan. 
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Table 5-1 Site Assessment Summary 
Site 
Reference 

Address Gross 
Site 
Area 
(Ha) 

Capacity 
(Indicative 
number of 
homes) 

Land use 
being 
considered 

RAG 
rating 

Justification 

NP2 The Football Ground, 
Winslade Park Avenue  

1.12 18 Residential  This is a small site comprising a football field which is adjacent to the 
settlement.  

It is designated as recreation space under Policy RC1 of the Local 
Plan, therefore, if this site is to be developed alternative provision of 
equivalent community benefit is required. Immediately adjacent to the 
site is Winslade Park, which is being developed under planning 
permission 20/1001/MOUT for 94 dwellings, commercial space and 
sports facilities, including 4 football pitches. This may address the re-
provision of the football pitch, but this should be discussed with the 
Local Planning Authority and Sport England. The planning application 
includes approx. 50 dwellings immediately south and east of this site, 
which would bring the site within the built-up area.  

Although the site is at low risk of flooding, there are areas of high risk 
from both surface water and fluvial flooding to the west. If developed, 
on-site mitigation may be required to ensure there is no increase in 
surface water flood risk. 

Therefore, the site is potentially appropriate for housing allocation in 
the Neighbourhood Plan, in line with adopted Strategic Policy 7 and 
emerging Strategic Policy 8, subject to evidence that alternative 
provision for the football pitch can be delivered.  

OML 2 Land to the north of Oil 
Mill Lane 

41.3 N/A Residential  This is a large site (41 hectares) in the open countryside which would 
constitute a new freestanding settlement and would require 
consideration of supporting infrastructure including transport, utilities 
and community facilities. It is being promoted together with sites 
OML1, OML3, OML4, OML5 and OML6.  

Sites of this scale are strategic in nature and should be considered as 
part of the Local Plan spatial strategy along with all potential locations 
for growth, in line with draft Strategic Policy 9. It would therefore not 
be appropriate to consider this site as a Neighbourhood Plan 
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Site 
Reference 

Address Gross 
Site 
Area 
(Ha) 

Capacity 
(Indicative 
number of 
homes) 

Land use 
being 
considered 

RAG 
rating 

Justification 

allocation in the absence of a specific agreement with the Local 
Planning Authority.  

It is not in proximity to Clyst St Mary and development of the site is 
likely to have a significant adverse impact on landscape character. 
Due to the location of the site there is no access to services and 
facilities without a car, and the existing access would not be 
appropriate to service a large development. Similarly, it is unlikely to 
be possible to provide a pedestrian access along this road. The East 
Devon and Blackdown Hills Landscape Character Assessment (2019) 
notes that the rural character should be protected and large scale 
development should be guided towards areas with existing access 
and infrastructure. It is also within a SSSI Impact Risk Zone and any 
residential development over 50 dwellings would trigger the 
requirement to consult with Natural England. It is also in proximity to 
Old Kiddicott, a listed building of which the setting would need to be 
protected.  

OML 3 Land to the north east 
of Oil Mill Lane 

5.74 N/A Residential  This is a medium-sized site in the open countryside, approximately 
half of which lies outside the neighbourhood area. It is being 
promoted together with sites OML1, OML2, OML4, OML5 and OML6. 
In combination with these sites, it would constitute a new 
freestanding settlement and would require consideration of 
supporting infrastructure including transport, utilities and community 
facilities. Sites of this scale are strategic in nature and should be 
considered as part of the Local Plan spatial strategy along with all 
potential locations for growth, in line with draft Strategic Policy 9. It 
would therefore not be appropriate to consider this site as a 
Neighbourhood Plan allocation in the absence of a specific 
agreement with the Local Planning Authority.  

It is not in proximity to Clyst St Mary. Due to the location of the site 
there is no access to services and facilities without a car, and the 
existing access would not be appropriate to service a large 
development. Similarly, it is unlikely to be possible to provide a 
pedestrian access along this road. The East Devon and Blackdown 
Hills Landscape Character Assessment (2019) notes that the rural 
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Site 
Reference 

Address Gross 
Site 
Area 
(Ha) 

Capacity 
(Indicative 
number of 
homes) 

Land use 
being 
considered 

RAG 
rating 

Justification 

character should be protected and large scale development should 
be guided towards areas with existing access and infrastructure. It is 
also within a SSSI Impact Risk Zone and any residential development 
over 50 dwellings would trigger the requirement to consult with 
Natural England. 

OML 4 Land south west of Oil 
Mill Lane  

54.9 N/A Residential  This is a large site (55 hectares) in the open countryside, the majority 
of which falls outside the neighbourhood area. It is being promoted 
together with sites OML1, OML2, OML3, OML5 and OML6. 
Development of this site, or in combination with the other 5 sites, 
would constitute a new freestanding settlement and would require 
consideration of supporting infrastructure including transport, utilities 
and community facilities.  

Sites of this scale are strategic in nature and should be considered as 
part of the Local Plan spatial strategy along with all potential locations 
for growth, in line with draft Strategic Policy 9. It would therefore not 
be appropriate to consider this site as a Neighbourhood Plan 
allocation in the absence of a specific agreement with the Local 
Planning Authority.  

It is not in proximity to Clyst St Mary. Due to the location of the site 
there is no access to services and facilities without a car, and the 
existing access would not be appropriate to service a large 
development. The majority of the site can only be accessed from 
outside the neighbourhood area. It is unlikely to be possible to 
provide a pedestrian access along Oil Mill Lane. The East Devon and 
Blackdown Hills Landscape Character Assessment (2019) notes that 
the rural character should be protected and large scale development 
should be guided towards areas with existing access and 
infrastructure. The site is also within a SSSI Impact Risk Zone and 
any residential development over 50 dwellings would trigger the 
requirement to consult with Natural England. 

Sowt_01 Land at Bishops Court 
Lane, Clyst St Mary 

6.42 35 Residential  This is a large site on the northern edge of Clyst St Mary village.  
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Site 
Reference 

Address Gross 
Site 
Area 
(Ha) 

Capacity 
(Indicative 
number of 
homes) 

Land use 
being 
considered 

RAG 
rating 

Justification 

The site is adjacent to New House, a listed building, therefore any 
development would be required to be designed sensitively. In 
addition, due to the location of New House on the narrow access 
road (Bishops Court Lane) between the village and the site, there is 
limited capacity for this to be upgraded and a high level of vehicular 
activity may also impact the heritage asset. It may be possible to 
secure alternative access from the private road to the west, although 
this is also narrow and unlikely to be suitable for servicing a large 
development. There are currently no pedestrian links into the village 
from the site, and it may not be possible to provide one given the 
constraints on road width.  

Access should be discussed with the highways authority due to the 
potential impact of additional traffic on Frog Lane resulting from new 
development. Congestion on this route through the village centre has 
been identified as an issue in parking and traffic studies prepared to 
support the made NP. 

While there is no specific landscape assessment for this site, it is 
likely to have moderate to high sensitivity due to visual exposure 
outside the well contained settlement boundary. It should be noted 
that this site is in a relatively prominent location in relation to the 
existing settlement, the majority of which is at a lower level, as well 
as having long range views out to the north resulting in a high degree 
of visual sensitivity. A high-level assessment of the site prepared by 
EDDC to support the emerging Local Plan concludes it is less 
sensitive towards the west of the site. 

The site is located within Clyst Valley Regional Park, and 
development should contribute to the park's objectives, including the 
establishment of high quality landscapes. It is also within a SSSI 
Impact Risk Zone which requires consultation with Natural England 
for residential development over 50 dwellings.  

The western half of the site is identified as a preferred allocation in 
the emerging Local Plan, in conjunction with the whole of site 
Sowt_09. If this allocation becomes adopted policy, the 
Neighbourhood Plan should not duplicate the site allocation. 
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Site 
Reference 

Address Gross 
Site 
Area 
(Ha) 

Capacity 
(Indicative 
number of 
homes) 

Land use 
being 
considered 

RAG 
rating 

Justification 

However, if it is not allocated in the Local Plan, it is potentially 
appropriate for allocation in the Neighbourhood Plan, subject to 
consultation with a heritage officer on the potential impact to the 
heritage asset, mitigation of landscape and visual impact, provision of 
appropriate access, consultation with Natural England, and 
consultation with the LPA on the potential for development in the 
Clyst Valley Regional Park. 

Sowt_02 Land south of Bishops 
Court Road, Clyst St 
Mary, Exeter 

3.59 54 Residential  This is a large site to the north of Clyst St Mary village.  

New House, a listed building, is located on the narrow access road 
(Bishops Court Lane) between the village and the site, therefore 
there is limited capacity for this to be upgraded and a high level of 
vehicular activity may also impact the heritage asset. Similarly, there 
are no pedestrian links into the village from the site and it is unlikely 
that one could be created due to the constraints on road width.  

Access should be discussed with the highways authority due to the 
potential impact of additional traffic on Frog Lane resulting from new 
development. Congestion on this route through the village centre has 
been identified as an issue in parking and traffic studies prepared to 
support the made NP. 

The Landscape Character Assessment states that overall landscape 
sensitivity in Clyst St Mary is moderate to high due to visual exposure 
outside the well contained settlement boundary. It should be noted 
that this site is in a relatively prominent location in relation to the 
existing settlement, the majority of which is at a lower level.  

The site is located within Clyst Valley Regional Park, and 
development should contribute to the park's objectives, including the 
establishment of high quality landscapes. It is also within a SSSI 
Impact Risk Zone which requires consultation with Natural England 
for residential development over 50 dwellings.  

Therefore, the site is potentially appropriate for allocation in the 
Neighbourhood Plan, in line with adopted Strategic Policy 7 
(Development in the Countryside) and emerging Strategic Policy 8 
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(Development beyond Settlement Boundaries), subject to 
consultation with a heritage officer on the potential impact to the 
heritage asset, provision of appropriate access, mitigation of 
landscape and visual impact, consultation with Natural England, and 
consultation with the LPA on the potential for development in the 
Clyst Valley Regional Park and Natural England. 

Sowt_03 Land north of Sidmouth 
Road, Clyst St Mary 

2.06 30 Residential  This is a medium sized site to the east of Clyst St Mary village.  

The Landscape Character Assessment notes that the site has a 
moderate sensitivity to landscape change due to its poor relationship 
with the settlement pattern. However, development since this 
character assessment was completed has resulted in the site being 
better related to the settlement and would likely reduce the landscape 
sensitivity. However, the character assessment also notes linear 
development should be avoided, and development in this location 
may adversely impact the settlement character as it would extend the 
settlement along the A3052, reducing the separation between the 
village and the Cat and Fiddle estate. Given the rising landform, it 
may be more appropriate to restrict development to the southern 
edge of the site in order to limit impact on the wider landscape. 

The site is located within Clyst Valley Regional Park, and 
development should contribute to the park's objectives, including the 
establishment of high quality landscapes. It is also within a SSSI 
Impact Risk Zone which requires consultation with Natural England 
for residential development over 50 dwellings.  

Grade II listed Red Lodge is located on the opposite side of the 
A3052, requiring any scheme to be designed sensitively. 

Therefore, the site is potentially appropriate for allocation in the 
Neighbourhood Plan, in line with adopted Strategic Policy 7 
(Development in the Countryside) and emerging Strategic Policy 8 
(Development beyond Settlement Boundaries), subject to 
consultation with the LPA on the potential for development in the 
Clyst Valley Regional Park and Natural England. 
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Sowt_06 Langdon’s business 
park and the occupied 
units 

0.92 18 Residential  This is a medium sized site with an active employment use.  

It is not clear if the site is being promoted for employment or 
residential use. Adopted Strategy 32 (Resisting loss of employment, 
retail and community sites and buildings) does allow for the 
redevelopment of employment sites where it can be clearly 
demonstrated that there is a surplus supply of land or provision in the 
locality, but as it is in active use, residential redevelopment is unlikely 
to meet the requirements of emerging Policy 51 (Resisting the loss of 
employment sites).  

The site is likely to require demolition and potentially 
remediation/decontamination due to its existing use by a coach 
transport company, which could increase the costs of development. 
There is an anaerobic digester to the south of the site, which may act 
as a barrier to residential development due to potential odours and 
safety.  

Therefore, the site is potentially suitable for allocation under adopted 
policy, subject to the provision of appropriate evidence, but it is 
recommended that any allocation is discussed with the LPA due to 
the current operation of the site and the potential conflict with 
emerging Local Plan policy on the redevelopment of active 
employment sites. 

Sowt_07 Denbowe 0.27 N/A Residential  This is a small site comprising a dwelling and its curtilage. It is not 
well connected to services and facilities and there is no pedestrian 
footpath serving the site. The site could accommodate a replacement 
dwelling, but is unlikely to be suitable for additional residential 
development and is therefore unsuitable for allocation in the 
Neighbourhood Plan. 

Any development on the site would need to be designed sensitively 
to mitigate any impact on the adjacent Grade II listed building. It is 
adjacent to a site which is in active employment use, and mitigation 
may be required for noise related to the existing use. 
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Sowt_08 8.81 acres fronting the 
A3052 at The Cat and 
Fiddle, Clyst St Mary 

3.57 54 Residential  This is a medium sized site located to the east of the Cat and Fiddle 
estate. While it is adjacent to existing development, there are no 
services/facilities within walking distance, although there are bus 
stops adjacent to the site and a footway links the site with Clyst St 
Mary.   

While there is no specific landscape assessment for this site in 
particular, it is likely to have medium sensitivity given the size, 
location and interconnectivity with the wider landscape. The East 
Devon and Blackdown Hills Landscape Character Assessment (2019) 
notes that the rural character should be protected and large scale 
development should be guided towards area with existing access and 
infrastructure. Additionally it notes linear development along road 
should be avoided. Development of the site would significantly 
reduce the gap between the Cat and Fiddle and Hill Barton Business 
Park to the east. 

The site is located within a SSSI Impact Risk Zone which requires 
consultation with Natural England for residential development over 50 
dwellings. 

Therefore, the site is potentially appropriate for allocation in the 
Neighbourhood Plan, in line with adopted Strategic Policy 7 
(Development in the Countryside) and emerging Strategic Policy 8 
(Development beyond Settlement Boundaries), subject to 
consultation with Natural England and evidence that the landscape 
impact could be mitigated. 

Sowt_09 3.69 acres Bishops 
Court Lane, Clyst St 
Mary 

1.50 40 Residential  This is medium sized site to the north of Clyst St Mary village.  

New House, a listed building, is located on the narrow access road 
(Bishops Court Lane) between the village and the site, therefore 
there is limited capacity for this to be upgraded and a high level of 
vehicular activity may also impact the heritage asset. However, an 
alternative access could be provided directly to Frog Lane through 
the removal of the existing dwelling which would alleviate the access 
issues. It may be possible to extend the footway on Frog Lane to 
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allow for pedestrian access at this point, although this would lead to 
the loss of some on-street parking.  

Access should be discussed with the highways authority due to the 
potential impact of additional traffic on Frog Lane which would result 
from new development. Congestion on this route through the village 
centre has been identified as an issue in parking and traffic studies 
prepared to support the made NP. 

The Landscape Character Assessment states that overall landscape 
sensitivity is moderate high due to visual exposure outside the well 
contained settlement boundary. It should be noted that  this site is in 
a relatively prominent location in relation to the existing  settlement, 
the majority of which is at a lower level.  

The site is located within Clyst Valley Regional Park, and 
development should contribute to the park's objectives, including the 
establishment of high quality landscapes, in accordance with adopted 
Strategy 10 (Green Infrastructure in East Devon's West End). 

The site is identified as a preferred allocation in the emerging Local 
Plan, in conjunction with the western part of site Sowt_01. If this 
allocation becomes adopted policy, the Neighbourhood Plan should 
not duplicate the site allocation. However, if it is not allocated in the 
Local Plan, it is potentially appropriate for allocation in the 
Neighbourhood Plan, in line with adopted Strategic Policy 7 
(Development in the Countryside) and emerging Strategic Policy 8 
(Development beyond Settlement Boundaries), subject to 
establishing an appropriate access, mitigating the landscape and 
visual impact, as well as consultation with the LPA on the potential for 
development in the Clyst Valley Regional Park. 

Sowt_10 Timbervale And Part 
Pine Ridge 
Sowton Village, Nr 
Exeter 

0.31 N/A Residential  This is a small site comprising a dwelling and its curtilage.  

The site is within the Exeter Airport Vector, which means levels of 
noise from the airport generally make this area unsuitable for 
residential development. Adjacent sites to the north and east which 
were assessed in the Greater Exeter HELAA were found to be 
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unsuitable for residential development due to the unacceptable levels 
of noise. Therefore, while a replacement dwelling may be acceptable, 
additional residential development is unlikely to be appropriate and 
the site is unsuitable for allocation in the Neighbourhood Plan as it 
would not result in a net increase in dwellings.  

The site is in proximity to the Sowton Conservation Area, therefore, 
any development would need to be designed sensitively. It is also 
located within Clyst Valley Regional Park and a designated Green 
Wedge, and any development of the site should be in accordance 
with adopted Strategies 8 (Development in Green Wedges) and 10 
(Green Infrastructure in East Devon's West End). 

Sowt_11 Land at Bishops Court 
Lane, Clyst St Mary 

9.18 60 Residential  This is a large site on the north eastern edge of Clyst St Mary village.  

The site is in relative proximity to the services and facilities within the 
village; however, there is currently no suitable access. Bishops Court 
Lane is a narrow road and would require widening along a significant 
proportion to provide access to the site. In addition, there is a listed 
building, New House, between the site and the village along the 
access road, and this would further limit the ability for the road to be 
widened. A high level of vehicular activity between the village and the 
site may also impact the heritage asset. The width constraints also 
mean that there are no pedestrian links into the village from the site.  

It is likely that suitable access could only be established through 
adjacent sites that are also being promoted for development (either 
Sowt_03 for the southern part of the site, or Sowt_01 for the northern 
part of the site). Development in conjunction with Sowt_03 would 
allow for access directly from the A3052 which would not lead to 
additional traffic on the narrower roads passing through the village 
centre. 

The Landscape Character Assessment states that overall landscape 
sensitivity is moderate to high due to visual exposure outside the well 
contained settlement boundary. While the site is at a higher elevation 
than the majority of the settlement, the visual impact of developing 
the part of the site south of Bishops Court Lane (approx. 3.2 ha.) is 
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unlikely to be significant due to the mature hedgerows on its northern 
edge and the topography of site Sowt_03 which screens the site from 
view from the south. The northern part of the site (north of Bishops 
Court Lane) is more exposed and is less suitable for development. 

The site is located within Clyst Valley Regional Park, and 
development should contribute to the park's objectives, including the 
establishment of high quality landscapes, in accordance with adopted 
Strategy 10 (Green Infrastructure in East Devon's West End). It is 
also within a SSSI Impact Risk Zone which requires consultation with 
Natural England for residential development over 50 dwellings.  

Therefore, the site is potentially appropriate for partial allocation 
(corresponding to the field south and east of Bishops Court Lane) in 
the Neighbourhood Plan, subject to the provision of appropriate 
access through an adjacent site (Sowt_03).  

Sowt_12 Clyst Valley Garden 
Village, Land to the 
south and east of Clyst 
St Mary and Clyst St 
George 

7.07 48 Residential  This is a partially previously developed site, the eastern part of which 
is in use and contains an anaerobic digester. The western part is 
greenfield, including two small fields adjacent to the A3052. Smaller 
parcels of the site were submitted separately to the Neighbourhood 
Plan call for sites as Sites OML1, OML5 and OML6. 

The site is not within or adjacent to a settlement boundary or existing 
residential development, and if developed it would create a 
freestanding settlement in an unsustainable location with limited 
access to services. Development of the previously developed part of 
the site (3 ha) may be acceptable under Local Plan policy, subject to 
demonstrating the existing employment use is no longer viable (in 
accordance with adopted Strategy 32 and emerging Policy 51), 
although its current use is likely to mean that 
decontamination/remediation is required which would significantly 
increase the costs of development.  

The site includes a Grade II listed building in the northeast corner. It 
is reasonably well-screened from the rest of the site, and it would be 
possible to locate development on other parts of the site to avoid 
direct impacts on the listed building. However, development of the 
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greenfield part of the site would not be in accordance with adopted 
Strategies 7 and 15, or with national policy on sustainable 
development (NPPF paragraph 11), and therefore the greenfield 
sections of the site (corresponding to parcels OML1, OML5 and 
OML6) are not appropriate for allocation in the Neighbourhood Plan. 

Clma_03 Homefield, Oil Mill 
Lane, Clyst St 
Mary,EX5 1AG 

1.17 N/A Residential  This is a small site in the open countryside. It is not in proximity to the 
village and the only built development is dispersed housing and a 
farmstead.  

Due to the location of the site there is no access to services and 
facilities without a car. Oil Mill Lane, off which access could be 
created, is a narrow road with limited capacity for upgrade. Similarly, 
it is unlikely to be possible to provide a pedestrian access along this 
road.  

Given the rural location and interconnectivity with the surrounding 
landscape it is likely to have high landscape sensitivity.  The East 
Devon and Blackdown Hills Landscape Character Assessment (2019) 
notes that the rural character should be protected and large scale 
development should be guided towards area with existing access and 
infrastructure. 

The site is not in a sustainable location, and development would not 
be in accordance with adopted Strategies 5B, 7 and 15, or with 
national policy on sustainable development (NPPF paragraph 11). It 
is therefore unsuitable for allocation in the Neighbourhood Plan. 

GH/ED/50 Land at Holbrook Farm, 
Clyst Honiton, Exeter 

46.38 N/A Residential  This site has been assessed in the HELAA for both employment and 
residential development.  

The HELAA notes that access to the site would only be possible if 
developed together with additional sites, outside of the 
Neighbourhood Plan area, adjacent to the A30. The sole existing 
access to the part of the site which lies within the Neighbourhood 
Plan area is via a narrow lane (leading off the narrow Bishop’s Court 
Lane) which cannot accommodate two-way traffic. Significant 
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upgrades would be required to the surrounding road network to 
service a site of this size. 

Therefore, the part of the site within the Neighbourhood Plan 
boundary is not appropriate for housing or employment allocation as 
it is not possible to access it in isolation. As noted in the HELAA, the 
site has a high degree of intervisibility with the surrounding 
countryside and any new development is likely to feature prominently 
in the landscape. 

GH/ED/52 Land to the north of the 
A3052 and to the west 
of Yeo Business Park 
and Hill Barton 
Industrial Estate 
(known as land at 
Axehayes). 

36.27 N/A Residential  This site was assessed in the HELAA for both residential and 
employment uses. While the site is in close proximity to Hill Barton 
Business Park and Cat and Fiddle residential estate, it is not in close 
proximity to services and facilities, for which travel into Clyst St Mary 
would be required. This would be approximately 2 km and footpath 
links would need to be established. 

The site has some physical constraints as noted in the HELAA, such 
as areas of flood risk and landscape sensitivity; however, it is 
considered that these can be mitigated.  

The site is not within or adjacent to a settlement boundary.  Adopted 
Local Plan Strategy 7 and emerging Strategic Policy 8 both state that 
development in such locations will only be permitted where it is 
accords with a specific Local Plan or Neighbourhood Plan policy, and 
where development would not harm landscape, amenity and 
environmental qualities. Allocation of the site would therefore need to 
be supported by evidence of its suitability for development and of the 
need for development.   

The site is included in the area of search for a new settlement in the 
emerging Local Plan and has been promoted to the Local Planning 
Authority for that purpose. It is a large site in the open countryside 
which would constitute a new freestanding settlement and would 
require consideration of supporting infrastructure including transport, 
utilities and community facilities. Sites of this scale are strategic in 
nature and should be considered as part of the Local Plan spatial 
strategy along with all potential locations for growth, in line with draft 
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Strategic Policy 9. It would therefore not be appropriate to consider 
this site as a Neighbourhood Plan allocation in the absence of a 
specific agreement with the Local Planning Authority. 

It should also be noted that a number of sites are being promoted 
adjacent to this site, including site Sowt_08. If allocated or developed 
together, the current separation between the Cat and Fiddle estate 
and the Hill Barton Business Park is likely to be reduced or lost. 

GH/ED/53 Land to the North of 
A3052 between Cat 
and Fiddle and Devon 
County Showground, 
Sidmouth Road, Clyst 
St Mary  

11.57 50 Residential  The site is assessed in the HELAA for both residential and economic 
uses. While the site is in close proximity to Cat and Fiddle residential 
estate, it is not in close proximity to services and facilities, for which 
travel into Clyst St Mary would be required. This is approximately 1.5 
km and there is a footpath facilitating this.  

The site has some physical constraints as noted in the HELAA, such 
as areas of tree preservation orders and heritage sensitivity. The site 
could be developed whilst leaving the woodland intact, reducing the 
developable area of the site, and it is likely that the heritage impact 
could be addressed through sensitive development.  

The site is not within or adjacent to a settlement boundary.  Adopted 
Local Plan Strategy 7 and emerging Strategic Policy 8 both state that 
development in such locations will only be permitted where it is 
accords with a specific Local Plan or Neighbourhood Plan policy, and 
where development would not harm landscape, amenity and 
environmental qualities. Allocation of the site would therefore need to 
be supported by evidence of its suitability for development and of the 
need for development.   

The site is included in the area of search for a new settlement in the 
emerging Local Plan, while this is not an allocation at this stage 
continued consultation between the LPA and neighbourhood planning 
group is required to understand whether an allocation would be more 
appropriate through the Local Plan process. A partial allocation of the 
site, consisting of the 3.3 ha field immediately to the west of the Cat 
and Fiddle estate (which corresponds to site GH/ED/54), may be 



Site Options and Assessment  FINAL Bishops Clyst Parish Council 
   

 

 
Prepared for:  Bishops Clyst Parish Council   
 

AECOM 
41 

 

Site 
Reference 

Address Gross 
Site 
Area 
(Ha) 

Capacity 
(Indicative 
number of 
homes) 

Land use 
being 
considered 

RAG 
rating 

Justification 

more appropriate than allocation of the whole site. This is reflected in 
the indicative capacity. 

GH/ED/55 Cat Copse, Sidmouth 
Road, Clyst St Mary  

1.15 29 Residential  This site is assessed in the HELAA for both residential and 
employment uses. While the site is in close proximity to Cat and 
Fiddle residential estate, it is not in close proximity to services and 
facilities, for which travel into Clyst St Mary would be required. This is 
approximately 1.5 km and there is a footpath facilitating this.  

There are some constraints to the site as noted in the HELAA 
conclusions, such as heritage sensitivity. However, the HELAA does 
not emphasise the access constraint. Significant tree loss would be 
required to facilitate access. The potential to mitigate this  should be 
discussed with East Devon District Council. Alternatively, access 
could be taken from the private lane to the west, although this is 
outside the site boundary and would require agreement from the 
landowner. 

The site is not within or adjacent to a settlement boundary.  Adopted 
Local Plan Strategy 7 and emerging Strategic Policy 8 both state that 
development in such locations will only be permitted where it is 
accords with a specific Local Plan or Neighbourhood Plan policy, and 
where development would not harm landscape, amenity and 
environmental qualities. Allocation of the site would therefore need to 
be supported by evidence of its suitability for development and of the 
need for development. If developed on its own, it would represent 
isolated development in the countryside and is unlikely to be 
sustainable, although it could be developed in conjunction with the 
adjacent site (GH/ED/53) to create an extension to the Cat and Fiddle 
estate. 

The site is included in the area of search for a new settlement in the 
emerging Local Plan. While this is not an allocation at this stage, 
consultation between the LPA and neighbourhood planning group is 
required to understand whether an allocation would be more 
appropriate through the Local Plan process. 
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GH/ED/56 Land at Coxes Farm, 
Sidmouth Rd, Clyst St 
Mary, Exeter  

8.63 N/A Residential  This site is assessed in the HELAA for residential and employment 
uses. While the site is in close proximity to Cat and Fiddle residential 
estate, it is not in close proximity to services and facilities, for which 
travel into Clyst St Mary would be required. This is approximately 1.5 
km and there is a footpath facilitating this on the opposite side of the 
A3052. Provision of a suitable crossing point is likely to be required in 
order for the site to be developed.  

The site has some physical constraints as noted in the HELAA, such 
as areas within flood zones 2 and 3 and heritage sensitivity; however, 
it is considered that these can be mitigated. There is an anaerobic 
digester to the south-west of the site 

The greenfield site is not within or adjacent to a settlement boundary. 
Development of the site would create a freestanding settlement in an 
unsustainable location with limited access to services, which would 
not be in accordance with adopted Strategies 7 and 15. Therefore, 
the site is not suitable for allocation in the Neighbourhood Plan. 
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Figure 5-1 RAG-rated map of site suitability 
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6. Bishops Clyst Local Criteria 
Assessment 

6.1 Bishops Clyst Parish Council have created a set of their own local criteria to 
help shortlist sites that are suitable for development as part of the site allocation 
selection process. These criteria have been drawn from the made 
Neighbourhood Plan and updated to reflect the views expressed in recent 
community surveys to inform the Neighbourhood Plan review. They provide an 
indication of how well development on each site could align with the objectives 
of the Neighbourhood Plan.  

6.2 It is important to note that these criteria are not seen as absolute constraints to 
development when viewed against national and local planning policy, but they 
provide a further refinement of the suitable sites which can assist in the site 
selection and community consultation process.  

6.3 Table 6-1 shows all the criteria put forward by Bishops Clyst Parish Council and 
the summary rating for each site’s performance against those criteria. The table 
in Appendix C provides further detail on the justification for each of these 
ratings. Each site has been assessed on its own merits, rather than in 
comparison with other sites.  

6.4 A total of 19 local criteria have been applied to the 11 sites which are 
considered to be suitable or potentially suitable for development. It should be 
noted that the three sites that are considered not suitable for development have 
been excluded.  

6.5 Sites which are judged to perform negatively against the criteria are shown in 
yellow/orange, while those which perform positively are shown in light/dark 
blue. Where the impact is judged to be neutral, this is shown in grey. 

6.6 While no sites perform positively against all of the criteria, those that are 
situated closer to local services in Clyst St Mary tend to perform better than 
those which are located elsewhere in the neighbourhood area, particularly with 
regard to access to amenities and potential increases in sustainable/active 
travel use. Conversely, larger sites located away from the existing settlements 
are more likely to lead to increased use of the private car, poorer access to 
local services and greater impact on landscape character. 

6.7 Several of the criteria relate to the impact of development on existing 
infrastructure, including sewerage and the highways network. In most cases, it 
is likely that any additional development would lead to increased demand on 
this infrastructure, and therefore it is recommended that infrastructure providers 
are engaged in decisions on potential site allocations in order to ensure that 
appropriate mitigation is provided. 

6.8 Sites have not been ranked according to their performance against each of the 
criteria, and no consideration has been given to the relative weighting of each 
criterion. It is recommended that the Parish Council, through consultation with 
the local community, refine the criteria and assign appropriate weighting 
according to the Neighbourhood Plan priorities. 
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Table 6-1 Local Criteria Assessment 

Objective Criteria  
How would development of the site… NP2 Sowt_01 Sowt_02 Sowt_03 Sowt_06 Sowt_08 Sowt_09 Sowt_11 Sowt_12 GH/ED/53 GH/ED/55 

To protect and enhance 
landscape character, 
biodiversity (habitats and 
species) and geodiversity 

impact the objective to promote the conservation and wise 
use of land? 

Minor 
negative 

Minor 
negative 

Minor 
negative 

Minor 
negative Neutral Minor 

negative 
Minor 

negative 
Minor 

negative 
Minor 

Negative 
Minor 

negative 
Minor 

negative 

impact the objective to maintain and enhance landscape 
character, local amenity and the quality and character of 
the local environment? 

Neutral Negative Negative Minor 
Negative Neutral Minor 

Negative 
Minor 

Negative 
Minor 

negative 
Minor 

Negative 
Minor 

Negative Negative 

impact the objective to conserve and enhance local 
biodiversity and protect geodiversity? 

Minor 
positive 

Minor  
positive 

Minor 
positive 

Minor  
positive 

Minor 
positive 

Minor  
positive 

Minor 
positive 

Minor 
positive 

Minor  
positive Positive Minor  

positive 

impact the objective to increase responsible public access 
to the countryside? Neutral Minor  

positive Positive Neutral Neutral Minor  
positive 

Minor 
positive Neutral Neutral Neutral Neutral 

To conserve and enhance the 
historic environment and 
cultural heritage 

impact the objective to maintain and enhance built and 
historic assets? Neutral Neutral Neutral Neutral Neutral Neutral Neutral Neutral Neutral Neutral Neutral 

impact the objective to preserve the setting of the existing 
historic settlements? Neutral Negative Negative Minor 

negative Neutral Neutral Minor 
negative Negative Neutral Neutral Neutral 

To protect the quality and 
character of the built 
environment and settlements 
and material assets 

impact the objective to maintain and enhance the vitality 
and viability of the village of Clyst St Mary? 

Minor 
positive Positive Positive Minor  

positive 
Minor 

negative 
Minor 

negative 
Minor 

positive Positive Minor 
negative 

Minor 
negative 

Minor 
negative 

impact the objective to safeguard the distinct rural 
character of the settlements? Neutral Negative Negative Neutral Neutral Minor 

negative Neutral Negative Minor 
negative Negative Minor 

negative 

impact the objective to retain and reinforce the 
separateness from Exeter? Neutral Neutral Neutral Neutral Neutral Neutral Neutral Neutral Neutral Neutral Neutral 

To mitigate and adapt to climate 
change, including flood risk 

impact the objective to encourage non-car based modes of 
transport (including active travel) and reduce journey 
lengths? 

Minor 
positive 

Minor  
positive 

Minor 
positive 

Minor  
positive 

Minor 
negative 

Minor 
negative 

Minor 
positive 

Minor 
positive 

Minor 
negative 

Minor 
negative 

Minor 
negative 

impact the objective to ensure that local communities are 
not subjected to increased risk of flooding? 

Minor 
negative 

Minor 
negative Neutral Neutral Neutral Negative Minor 

negative Neutral Neutral Neutral Neutral 

To sustain vibrant communities 
and safeguard human health 
and wellbeing 

impact the objective to ensure all groups of the population 
have access to community services? 

Minor 
positive Positive Positive Positive Minor 

negative 
Minor 

negative Positive Positive Minor 
negative 

Minor 
negative 

Minor 
negative 

impact the objective to maintain and improve cultural, 
social and leisure provision, including recreation and 
amenity spaces close to homes? 

Minor 
negative 

Minor  
positive 

Minor 
positive Neutral Neutral Minor  

positive Neutral Minor 
positive 

Minor  
positive 

Minor 
positive Neutral 

To reduce traffic congestion and 
noise, and improve safety, 
health, and air quality by 
reducing the need to travel, 
especially by car 

impact the objective to reduce parking pressure, traffic 
volumes and congestion in Clyst St Mary (including the 
A3052)? 

Minor 
positive Negative Negative Minor 

negative 
Minor 

negative 
Minor 

negative 
Minor 

negative 
Minor 

negative 
Minor 

negative 
Minor 

negative 
Minor 

negative 

impact the objective to extend the pedestrian network? Minor 
positive 

Minor 
negative Negative Neutral Minor 

positive Neutral Minor 
positive 

Minor 
positive Neutral Neutral Neutral 

To ensure local infrastructure 
has more than sufficient 
capacity 

Impact the existing sewage capacity? Minor 
negative Negative Negative Minor 

negative 
Minor 

negative 
Minor 

negative 
Minor 

negative Negative Negative Negative Minor 
negative 

Impact the objective to ensure local communities have 
access to a first-class electronic communications network? 

Minor 
positive 

Minor  
positive 

Minor 
positive 

Minor  
positive Neutral Neutral Minor 

positive 
Minor 

positive Neutral Neutral Neutral 

impact the objective to ensure local communities have 
access to local healthcare services? 

Minor 
negative 

Minor 
negative 

Minor 
negative 

Minor 
negative 

Minor 
negative 

Minor 
negative 

Minor 
negative 

Minor 
negative 

Minor 
negative 

Minor 
negative 

Minor 
negative 

impact the objective to ensure local communities have 
access to primary school and nursery places? 

Minor 
positive 

Minor  
positive 

Minor 
positive 

Minor  
positive 

Minor 
negative 

Minor 
negative 

Minor 
positive 

Minor 
positive 

Minor 
negative 

Minor 
negative 

Minor 
negative 
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7. Conclusions  
Site Assessment Conclusions   
7.1 Of the 20 sites assessed, none are considered immediately suitable for 

allocation in the Neighbourhood Plan. However, 11 sites are potentially suitable 
for allocation subject to the mitigation of various constraints and/or consultation 
with East Devon District Council. These are: 

• NP2 – The Football Ground, Winslade Park Avenue 

• Sowt_01 – Land at Bishops Court Lane 

• Sowt_02 – Land south of Bishops Court Road 

• Sowt_03 – Land north of Sidmouth Road 

• Sowt_06 – Langdon’s Business Park and the occupied units 

• Sowt_08 – 8.81 acres fronting the A3052 at The Cat and Fiddle 

• Sowt_09 – 3.69 acres Bishops Court Lane 

• Sowt_11 - Land at Bishops Court Lane, Clyst St Mary (southern half of 
site only) 

• Sowt_12 – Clyst Valley Garden Village, land to south and east of Clyst 
St Mary and Clyst St George 

• GH/ED/53 – Land to the north of the A3052 between Cat and Fiddle and 
Devon County Showground 

• GH/ED/55 – Cat Copse, Sidmouth Road 

7.2 The sites highlighted in bold text are outside the existing Built Up Area 
Boundary for Clyst St Mary, and not adjacent to the boundary. While 
development in the countryside is generally restricted under national and local 
policy, Strategy 7 of the adopted Local Plan does allow for development of sites 
in such locations where permitted under Neighbourhood Plan policy (including 
site allocations), subject to evidence of suitability and of the need for 
development in these locations.  

7.3 A number of these sites are located adjacent or close to existing development 
at the Cat and Fiddle, which is a small standalone settlement with limited local 
services. If developed individually, they may not deliver the quantum of 
development required to increase the range of services, but in combination they 
may allow for additional social infrastructure to be provided, making this a more 
sustainable location for development.  

7.4 The remaining 9 sites are not suitable for allocation in the Neighbourhood Plan 
due to significant constraints, including access, landscape impact and 
sustainability. 
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Local Criteria Conclusions 
7.5 Following the assessment of site suitability, each of the 11 potentially suitable 

sites was then assessed against 19 local criteria, provided by the Parish 
Council. These criteria have been designed to demonstrate how each site 
performs against the objectives of the Neighbourhood Plan. This secondary 
assessment can be used as the first step in preparing a shortlist of potential 
sites for allocation, in consultation with the local community.  

7.6 While no sites perform positively against all of the criteria, those that are 
situated closer to local services in Clyst St Mary tend to perform better than 
those which are located elsewhere in the neighbourhood area, particularly with 
regard to access to amenities and potential increases in sustainable/active 
travel use. Conversely, those sites located away from Clyst St Mary are more 
likely to lead to increased use of the private car and offer poorer access to local 
services.  

7.7 Several of the criteria relate to the impact of development on existing 
infrastructure, including sewerage and the highways network. In most cases, it 
is likely that any additional development would lead to increased demand on 
this infrastructure, and therefore it is recommended that infrastructure providers 
are engaged in decisions on potential site allocations in order to ensure that 
appropriate mitigation is provided. 

7.8 No weighting has been applied to the local criteria, and it is recommended that 
the Parish Council engages with the local community to establish a weighting 
which reflects an appropriate prioritisation of the objectives of the 
Neighbourhood Plan.  

Next Steps  
7.9 Should Bishops Clyst Parish Council decide to allocate a site or sites, the next 

steps will be for the Parish Council to select the sites for allocation in the 
Neighbourhood Plan, based on:  

• the findings of this site assessment;  

• an assessment of viability;  

• community consultation and consultation with landowners;  

• discussions with East Devon District Council;  

• any other relevant evidence that becomes available; and  

• other considerations such as the appropriate density of the proposed sites 
to reflect local character.   

Other considerations   
Viability  
7.10 As part of the site selection process, it is recommended that the Neighbourhood 

Plan Group and Parish Council discusses site viability with East Devon District 
Council and with landowners and site developers. In addition, the Local Plan 
evidence base may contain further evidence of the viability of certain types of 
sites or locations which can be used to support the Neighbourhood Plan site 
allocations.  
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Affordable Housing   
7.11 11 of the 20 sites considered in this assessment are suitable or potentially 

suitable for allocation for housing or mixed use development. All 11 of these 
sites have the potential to accommodate 10 or more dwellings and if the sites 
were proposed as market housing, they could be required to include a 
proportion of affordable housing 14. They are therefore potentially suitable for 
Discounted Market Housing (e.g. First Homes 15), affordable housing for rent, or 
other affordable housing types (see NPPF Annex 2). The proportion of 
affordable housing is usually set by the Local Plan but is expected to be above 
10%, unless the proposed development meets the exemptions set out in NPPF 
para 65.    

7.12 The requirement for Affordable Housing provision on sites proposed for 
allocation in the Neighbourhood Plan should be discussed with the Local 
Planning Authority (usually your neighbourhood planning officer) to understand 
the specific requirements for the sites proposed for allocation.  

 
14 see NPPF para 63-65  
15 The Government recently consulted on the First Homes Policy and a minimum of 25% of all affordable housing units secured  
through developer contributions will need to be first homes. You can find out more here: https://www.gov.uk/guidance/first-
homes.       

https://www.gov.uk/guidance/first-homes
https://www.gov.uk/guidance/first-homes
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Appendix A Individual Site Assessment  
 

NP2 
 

1. Site Details 

Site Reference / Name NP2 

Site Address / Location The Football Ground, Wins lade Park Avenue 

Gross Site Area  
(Hectares) 1.12 

SHLAA/SHELAA Reference 
(if applicable) N/A 

Preliminary Local Plan Site Suitability  N/A 

Existing land use Football pitch 

Land use being considered Residential 

Development Capacity 
(Proposed by Landowner or 
SHLAA/HELAA) 

Unknown 

Site identification method / source NP Call for Sites 

Planning history None recent or relevant 

Neighbouring uses Residential and greenspace 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 
the following statutory environmental designations:  
Yes / No / partly or adjacent 

• Ancient Woodland 
• Area of Outstanding Natural Beauty (AONB) 
• Biosphere Reserve 
• Local Nature Reserve (LNR) 
• National Nature Reserve (NNR) 
• National Park 
• Ramsar Site 
• Site of Special Scientific Interest (SSSI)* 
• Special Area of Conservation (SAC) 
• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 
would the proposed use/development trigger the 
requirement to consult Natural England? 

Yes - SSSI Impact Risk Zone (only impacting 
developments of over 50 dwellings). 

Site is predominantly, or wholly, within or adjacent to 
the following non statutory environmental 
designations:  
Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 
• Local Wildlife Site (LWS) 
• Public Open Space 
• Site of Importance for Nature Conservation (SINC) 
• Nature Improvement Area 
• Regionally Important Geological Site 
• Other 

Designated as Recreation Areas, Allotments, 
Accessible Open Space - Wins lade Park (Clyst Valley 
AFC) 

Site is predominantly, or wholly, within Flood Zones 2 
or 3?  
See guidance notes: 

• Flood Zone 1: Low Risk 
• Flood Zone 2: Medium Risk 
• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 
• Flood Zone 3 (highly vulnerable site use): High Risk 

Low risk 

Site is at risk of surface water flooding?  
See guidance notes: 

• Less than 15% of the site is affected by medium or 
high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 
surface water flooding – Medium Risk 

Low risk 

Is the land classified as the best and most versatile 
agricultural land (Grades 1, 2 or 3a)? 
Yes / No / Unknown 

Potentially - site-level mapping is unclear, but it is either 
Grade 1 or Grade 3 (undifferentiated). It is not in 
agricultural use. 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 
• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 
importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 
them); and/or 

• an area identified by national and local partnerships 
for habitat management, enhancement, restoration or 
creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 
an Air Quality Management Area (AQMA)? 
Yes / No / Unknown 

No 

Physical Constraints 

Is the site: 
Flat or relatively flat / Gently sloping or uneven / Steeply 
sloping 

Uneven with sloping sides to the east. 

Is there existing vehicle access to the site, or potential 
to create suitable access? 
Yes / No / Unknown 

Yes there is existing access, it would require upgrading. 

Is there existing pedestrian access to the site, or 
potential to create suitable access? 
Yes / No / Unknown 

Yes there is existing access, it would require upgrading. 

Is there existing cycle access to the site, or potential to 
create suitable access? 
Yes / No / Unknown 

There is no designated cycle path, but the site is 
accessible by bike from the road network. 

Are there any Public Rights of Way (PRoW) crossing 
the site? 
Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 
site? 
Yes / No / Unknown 

Unknown - no online mapping available. 

Are there veteran/ancient trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Unknown 

Are there other significant trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Yes adjacent 

Is the site likely to be affected by ground 
contamination? 
Yes / No / Unknown 

Unknown but unlikely given the existing site use. 

Is there any utilities infrastructure crossing the site i.e. 
power lines/pipe lines, or is the site in close proximity 
to hazardous installations? 
Yes / No / Unknown 

Unknown 
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2. Assessment of Suitability  

Would development of the site result in a loss of 
social, amenity or community value? 
Yes / No / Unknown  

Yes if football pitches were not replaced. 

Accessibility 
Distances to community facilities and services should be measured using walking routes from the centre of each site 
to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 
are measured from the edge of the site. 

Facilities 

Town / 
local 
centre / 
shop 

Bus / Tram 
Stop 

Train station 
 

Primary 
School 

Secondary 
School 

Open 
Space / 
recreation 
facilities 

Cycle Route 

Distance 
(metres) <400 <400 >1200 <400 >3900 <400 to 

open space 

<400 to road 
network. 
 

Landscape and Visual Constraints 
This section should be answered based on existing evidence or by a qualified landscape consultant. 
Is the site low, medium or high sensitivity in terms 
of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

While there is no specific landscape assessment for this 
site, it is likely to have low landscape sensitivity due to its 
small scale and use as a football pitch. Additionally, on 
the land to the east and south of the site have permission 
for 94 dwellings and other uses and therefore once 
developed this would reduce the landscape sensitivity 
further. 

Is the site low, medium or high sensitivity in terms 
of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

The site is likely to have low visual sensitivity due to the 
enclosed nature with trees and hedgerows, as well as its 
location bounded by the A376. 
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Heritage Constraints 

Would the development of the site cause harm to a 
designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact 

Would the development of the site cause harm to a 
non-designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. 

Planning Policy Constraints 

Is the site in the Green Belt? 
Yes / No / Unknown 

No 

Is the site allocated for a particular use (e.g. housing 
/ employment) or designated as open space in the 
adopted and / or emerging Local Plan?  
Yes / No / Unknown 

Designated as Recreation Areas, Allotments, Accessible 
Open Space in the adopted Local Plan. 

Are there any other relevant planning policies 
relating to the site? 

Adopted Strategy 6 and 7 and emerging Strategy 6, 7 and 
8. 

Is the site:  
Greenfield / A mix of greenfield and previously 
developed land / Previously developed land 

Greenfield 

Is the site within, adjacent to or outside the existing 
built up area?  
Within / Adjacent to and connected to /  
Outside and not connected to 

Adjacent (Planning permission on the surrounding site 
which is yet to be constructed would result in this site 
being within the built up area). 

Is the site within, adjacent to or outside the existing 
settlement boundary (if one exists)? 
Within / Adjacent to and connected to /  
Outside and not connected to 

Adjacent 

Would development of the site result in 
neighbouring settlements merging into one 
another? 
Yes / No / Unknown 

No 

Is the size of the site large enough to significantly 
change the size and character of the existing 
settlement? 
Yes / No / Unknown 

No 
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3. Assessment of Availability 

Is the site available for development?  
Yes / No / Unknown Yes 

Are there any known legal or ownership problems 
such as unresolved multiple ownerships, ransom 
strips, tenancies, or operational requirements of 
landowners? 
Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 
Available now / 0-5 years / 6-10 years / 11-15 years 

Unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 
affect viability, such as demolition, land remediation 
or relocating utilities? What evidence is available to 
support this judgement? 
Yes / No / Unknown 

Unknown 

5. Conclusions 

What is the expected development capacity of the 
site? (either as proposed by site promoter or estimated 
through SHLAA/HELAA or Neighbourhood Plan Site 
Assessment) 

Approximately 10 homes 

What is the likely timeframe for development 
(0-5 / 6-10 / 11-15 / 15+ years) 

Unknown 

Overall rating (Red/Amber/Green)  
The site is suitable and available  
The site is potentially suitable, and available.   
The site is not currently suitable, and available.  
Are there any known viability issues? 
Yes / No 

Amber 
 
Unknown 
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Summary of justification for rating 

This is a small site comprising a football field which is 
adjacent to the settlement.  
 
It is designated as recreation space under Policy RC1 of 
the Local Plan, therefore, if this site is to be developed 
alternative provision of equivalent community benefit is 
required. Immediately adjacent to the site is Winslade 
Park, which is being developed under planning permission 
20/1001/MOUT for 94 dwellings, commercial space and 
sports facilities, including 4 football pitches. This may 
address the re-provision of the football pitch, but this 
should be discussed with the Local Planning Authority and 
Sport England. The planning application includes approx. 
50 dwellings immediately south and east of this site, 
which would bring the site within the built-up area.  
 
Although the site is at low risk of flooding, there are areas 
of high risk from both surface water and fluvial flooding to 
the west. If developed, on-site mitigation may be required 
to ensure there is no increase in surface water flood risk. 
 
Therefore, the site is potentially appropriate for housing 
allocation in the Neighbourhood Plan, in line with adopted 
Strategic Policy 7 and emerging Strategic Policy 8, 
subject to providing evidence that alternative provision for 
the football pitch is provided.  
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OML2 
 

1. Site Details 

Site Reference / Name OML2 

Site Address / Location Land to the north of Oil Mill Lane 

Gross Site Area  
(Hectares) 41.30 

SHLAA/SHELAA Reference 
(if applicable) N/A 

Preliminary Local Plan Site Suitability  N/A 

Existing land use Greenfield 

Land use being considered Residential 

Development Capacity 
(Proposed by Landowner or 
SHLAA/HELAA) 

Unknown 

Site identification method / source NP Call for Sites 

Planning history None recent or relevant 

Neighbouring uses Residential and greenspace 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 
the following statutory environmental designations:  
Yes / No / partly or adjacent 

• Ancient Woodland 
• Area of Outstanding Natural Beauty (AONB) 
• Biosphere Reserve 
• Local Nature Reserve (LNR) 
• National Nature Reserve (NNR) 
• National Park 
• Ramsar Site 
• Site of Special Scientific Interest (SSSI)* 
• Special Area of Conservation (SAC) 
• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 
would the proposed use/development trigger the 
requirement to consult Natural England? 

Yes - SSSI Impact Risk Zone (only impacting 
developments of over 50 dwellings). 

Site is predominantly, or wholly, within or adjacent to 
the following non statutory environmental 
designations:  
Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 
• Local Wildlife Site (LWS) 
• Public Open Space 
• Site of Importance for Nature Conservation (SINC) 
• Nature Improvement Area 
• Regionally Important Geological Site 
• Other 

No 

Site is predominantly, or wholly, within Flood Zones 2 
or 3?  
See guidance notes: 

• Flood Zone 1: Low Risk 
• Flood Zone 2: Medium Risk 
• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 
• Flood Zone 3 (highly vulnerable site use): High Risk 

Low risk 

Site is at risk of surface water flooding?  
See guidance notes: 

• Less than 15% of the site is affected by medium or 
high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 
surface water flooding – Medium Risk 

Low risk 

Is the land classified as the best and most versatile 
agricultural land (Grades 1, 2 or 3a)? 
Yes / No / Unknown 

Potentially - Grade 3 (undifferentiated) 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 
• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 
importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 
them); and/or 

• an area identified by national and local partnerships 
for habitat management, enhancement, restoration or 
creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 
an Air Quality Management Area (AQMA)? 
Yes / No / Unknown 

No 

Physical Constraints 

Is the site: 
Flat or relatively flat / Gently sloping or uneven / Steeply 
sloping 

Relatively flat 

Is there existing vehicle access to the site, or potential 
to create suitable access? 
Yes / No / Unknown 

Yes access could be created but would require 
significant hedgerow removal. 

Is there existing pedestrian access to the site, or 
potential to create suitable access? 
Yes / No / Unknown 

Yes access could be provided but would require 
significant hedgerow removal and there are no 
pavements linking the site to the village centre. 

Is there existing cycle access to the site, or potential to 
create suitable access? 
Yes / No / Unknown 

There is no designated cycle path, but the site is 
accessible by bike from the road network. 

Are there any Public Rights of Way (PRoW) crossing 
the site? 
Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 
site? 
Yes / No / Unknown 

Unknown - no online mapping available. 

Are there veteran/ancient trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Unknown 

Are there other significant trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Yes within 

Is the site likely to be affected by ground 
contamination? 
Yes / No / Unknown 

Unknown but unlikely given the existing site use. 

Is there any utilities infrastructure crossing the site i.e. 
power lines/pipe lines, or is the site in close proximity 
to hazardous installations? 
Yes / No / Unknown 

Unknown 
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2. Assessment of Suitability  

Would development of the site result in a loss of 
social, amenity or community value? 
Yes / No / Unknown  

No 

Accessibility 
Distances to community facilities and services should be measured using walking routes from the centre of each site 
to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 
are measured from the edge of the site. 

Facilities 

Town / 
local 
centre / 
shop 

Bus / Tram 
Stop 

Train station 
 

Primary 
School 

Secondary 
School 

Open 
Space / 
recreation 
facilities 

Cycle Route 

Distance 
(metres) >1200 >800 >1200 >1200 >3900 <400 to 

open space 

<400 to road 
network. 
 

Landscape and Visual Constraints 
This section should be answered based on existing evidence or by a qualified landscape consultant. 
Is the site low, medium or high sensitivity in terms 
of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

While there is no specific landscape assessment for this 
site in particular, it is likely to have high landscape 
sensitivity given its rural location and interconnectivity with 
the surrounding landscape. The East Devon and 
Blackdown Hills Landscape Character Assessment (2019) 
notes that the rural character should be protected and 
large scale development should be guided towards area 
with existing access and infrastructure. 

Is the site low, medium or high sensitivity in terms 
of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

The site is likely to have high visual sensitivity to receptors 
near the site such as drivers on Oil Mill Lane and the 
dispersed dwellings, but due to the field boundaries it is 
unlikely to have a visual presence in the wider landscape. 
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Heritage Constraints 

Would the development of the site cause harm to a 
designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

Mitigation possible - site is in close proximity to Old 
Kiddicott. 

Would the development of the site cause harm to a 
non-designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. 

Planning Policy Constraints 

Is the site in the Green Belt? 
Yes / No / Unknown 

No 

Is the site allocated for a particular use (e.g. housing 
/ employment) or designated as open space in the 
adopted and / or emerging Local Plan?  
Yes / No / Unknown 

The site is included in the area of search for a new 
settlement in the emerging Local Plan, while this is not an 
allocation at this stage continued consultation between 
the LPA and neighbourhood planning group is required to 
understand whether an allocation should be made as part 
of the LP or NP process. 

Are there any other relevant planning policies 
relating to the site? 

Adopted Strategy 6 and 7 and emerging Strategy 6, 7 and 
8. 

Is the site:  
Greenfield / A mix of greenfield and previously 
developed land / Previously developed land 

Greenfield 

Is the site within, adjacent to or outside the existing 
built up area?  
Within / Adjacent to and connected to /  
Outside and not connected to 

Outside 

Is the site within, adjacent to or outside the existing 
settlement boundary (if one exists)? 
Within / Adjacent to and connected to /  
Outside and not connected to 

Outside 

Would development of the site result in 
neighbouring settlements merging into one 
another? 
Yes / No / Unknown 

Yes 

Is the size of the site large enough to significantly 
change the size and character of the existing 
settlement? 
Yes / No / Unknown 

Yes 
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3. Assessment of Availability 

Is the site available for development?  
Yes / No / Unknown Yes 

Are there any known legal or ownership problems 
such as unresolved multiple ownerships, ransom 
strips, tenancies, or operational requirements of 
landowners? 
Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 
Available now / 0-5 years / 6-10 years / 11-15 years 

Unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 
affect viability, such as demolition, land remediation 
or relocating utilities? What evidence is available to 
support this judgement? 
Yes / No / Unknown 

Unknown 

5. Conclusions 

What is the expected development capacity of the 
site? (either as proposed by site promoter or estimated 
through SHLAA/HELAA or Neighbourhood Plan Site 
Assessment) 

Approximately 50-100 

What is the likely timeframe for development 
(0-5 / 6-10 / 11-15 / 15+ years) 

Unknown 

Overall rating (Red/Amber/Green)  
The site is suitable and available  
The site is potentially suitable, and available.   
The site is not currently suitable, and available.  
Are there any known viability issues? 
Yes / No 

Red 
 
Unknown 

  



Neighbourhood Planning Site Assessment Proforma: OML2 

 
Prepared for:  Bishops Clyst Parish Council   
 

AECOM 
62 

 

Summary of justification for rating 

This is a large site (41 hectares) in the open countryside 
which would constitute a new freestanding settlement and 
would require consideration of supporting infrastructure 
including transport, utilities and community facilities. It is 
being promoted together with sites OML1, OML3, OML4, 
OML5 and OML6.  
 
Sites of this scale are strategic in nature and should be 
considered as part of the Local Plan spatial strategy along 
with all potential locations for growth, in line with draft 
Strategic Policy 9. It would therefore not be appropriate to 
consider this site as a Neighbourhood Plan allocation in 
the absence of a specific agreement with the Local 
Planning Authority.  
 
It is not in proximity to Clyst St Mary and development of 
the site is likely to have a significant adverse impact on 
landscape character. Due to the location of the site there 
is no access to services and facilities without a car, and 
the existing access would not be appropriate to service a 
large development. Similarly, it is unlikely to be possible to 
provide a pedestrian access along this road. The East 
Devon and Blackdown Hills Landscape Character 
Assessment (2019) notes that the rural character should 
be protected and large scale development should be 
guided towards areas with existing access and 
infrastructure. It is also within a SSSI Impact Risk Zone 
and any residential development over 50 dwellings would 
trigger the requirement to consult with Natural England. It 
is also in proximity to Old Kiddicott, a listed building of 
which the setting would need to be protected.  
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OML3 
 

1. Site Details 

Site Reference / Name OML3 

Site Address / Location Land to the north east of Oil Mill Lane (only considering the north 
western part of the site that falls within the NP area boundary). 

Gross Site Area  
(Hectares) 5.74 

SHLAA/SHELAA Reference 
(if applicable) N/A 

Preliminary Local Plan Site Suitability  N/A 

Existing land use Greenfield 

Land use being considered Residential 

Development Capacity 
(Proposed by Landowner or 
SHLAA/HELAA) 

Unknown 

Site identification method / source NP Call for Sites 

Planning history None recent or relevant 

Neighbouring uses Residential and greenspace 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 
the following statutory environmental designations:  
Yes / No / partly or adjacent 

• Ancient Woodland 
• Area of Outstanding Natural Beauty (AONB) 
• Biosphere Reserve 
• Local Nature Reserve (LNR) 
• National Nature Reserve (NNR) 
• National Park 
• Ramsar Site 
• Site of Special Scientific Interest (SSSI)* 
• Special Area of Conservation (SAC) 
• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 
would the proposed use/development trigger the 
requirement to consult Natural England? 

Yes - SSSI Impact Risk Zone (only impacting 
developments of over 50 dwellings). 

Site is predominantly, or wholly, within or adjacent to 
the following non statutory environmental 
designations:  
Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 
• Local Wildlife Site (LWS) 
• Public Open Space 
• Site of Importance for Nature Conservation (SINC) 
• Nature Improvement Area 
• Regionally Important Geological Site 
• Other 

No 

Site is predominantly, or wholly, within Flood Zones 2 
or 3?  
See guidance notes: 

• Flood Zone 1: Low Risk 
• Flood Zone 2: Medium Risk 
• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 
• Flood Zone 3 (highly vulnerable site use): High Risk 

Low risk 

Site is at risk of surface water flooding?  
See guidance notes: 

• Less than 15% of the site is affected by medium or 
high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 
surface water flooding – Medium Risk 

Low risk 

Is the land classified as the best and most versatile 
agricultural land (Grades 1, 2 or 3a)? 
Yes / No / Unknown 

Potentially - Grade 3 (undifferentiated) 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 
• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 
importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 
them); and/or 

• an area identified by national and local partnerships 
for habitat management, enhancement, restoration or 
creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 
an Air Quality Management Area (AQMA)? 
Yes / No / Unknown 

No 

Physical Constraints 

Is the site: 
Flat or relatively flat / Gently sloping or uneven / Steeply 
sloping 

Relatively flat 

Is there existing vehicle access to the site, or potential 
to create suitable access? 
Yes / No / Unknown 

Unknown, it would be difficult to provide access from 
Oil Mill Lane due to significant trees along the 
boundary. It may be possible to provide access from 
the unmade road to the north of the site but this would 
need to be further investigated. 

Is there existing pedestrian access to the site, or 
potential to create suitable access? 
Yes / No / Unknown 

Unknown, it would be difficult to provide access from 
Oil Mill Lane due to significant trees along the 
boundary. It may be possible to provide access from 
the unmade road to the north of the site but this would 
need to be further investigated. In addition, there are no 
pavements linking the site to the village centre. 

Is there existing cycle access to the site, or potential to 
create suitable access? 
Yes / No / Unknown 

There is no designated cycle path, but the site is 
accessible by bike from the road network. 

Are there any Public Rights of Way (PRoW) crossing 
the site? 
Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 
site? 
Yes / No / Unknown 

Unknown - no online mapping available. 

Are there veteran/ancient trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Unknown 

Are there other significant trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Yes within 

Is the site likely to be affected by ground 
contamination? 
Yes / No / Unknown 

Unknown but unlikely given the existing site use. 
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2. Assessment of Suitability  

Is there any utilities infrastructure crossing the site i.e. 
power lines/pipe lines, or is the site in close proximity 
to hazardous installations? 
Yes / No / Unknown 

Unknown 

Would development of the site result in a loss of 
social, amenity or community value? 
Yes / No / Unknown  

No 

Accessibility 
Distances to community facilities and services should be measured using walking routes from the centre of each site 
to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 
are measured from the edge of the site. 

Facilities 

Town / 
local 
centre / 
shop 

Bus / Tram 
Stop 

Train station 
 

Primary 
School 

Secondary 
School 

Open 
Space / 
recreation 
facilities 

Cycle Route 

Distance 
(metres) >1200 >800 >1200 >1200 >3900 <400 to 

open space 

<400 to road 
network. 
 

Landscape and Visual Constraints 
This section should be answered based on existing evidence or by a qualified landscape consultant. 
Is the site low, medium or high sensitivity in terms 
of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

While there is no specific landscape assessment for this 
site in particular, it is likely to have high landscape 
sensitivity given its rural location and interconnectivity with 
the surrounding landscape. The East Devon and 
Blackdown Hills Landscape Character Assessment (2019) 
notes that the rural character should be protected and 
large scale development should be guided towards area 
with existing access and infrastructure. 

Is the site low, medium or high sensitivity in terms 
of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

The site is likely to have low visual sensitivity due to the 
enclosed nature of the site with trees and hedgerows. 
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Heritage Constraints 

Would the development of the site cause harm to a 
designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. 

Would the development of the site cause harm to a 
non-designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. 

Planning Policy Constraints 

Is the site in the Green Belt? 
Yes / No / Unknown 

No 

Is the site allocated for a particular use (e.g. housing 
/ employment) or designated as open space in the 
adopted and / or emerging Local Plan?  
Yes / No / Unknown 

The site is included in the area of search for a new 
settlement in the emerging Local Plan, while this is not an 
allocation at this stage continued consultation between 
the LPA and neighbourhood planning group is required to 
understand whether an allocation should be made as part 
of the LP or NP process. 

Are there any other relevant planning policies 
relating to the site? 

Adopted Strategy 6 and 7 and emerging Strategy 6, 7 and 
8. 

Is the site:  
Greenfield / A mix of greenfield and previously 
developed land / Previously developed land 

Greenfield 

Is the site within, adjacent to or outside the existing 
built up area?  
Within / Adjacent to and connected to /  
Outside and not connected to 

Outside 

Is the site within, adjacent to or outside the existing 
settlement boundary (if one exists)? 
Within / Adjacent to and connected to /  
Outside and not connected to 

Outside 

Would development of the site result in 
neighbouring settlements merging into one 
another? 
Yes / No / Unknown 

No 

Is the size of the site large enough to significantly 
change the size and character of the existing 
settlement? 
Yes / No / Unknown 

No 
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3. Assessment of Availability 

Is the site available for development?  
Yes / No / Unknown Yes 

Are there any known legal or ownership problems 
such as unresolved multiple ownerships, ransom 
strips, tenancies, or operational requirements of 
landowners? 
Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 
Available now / 0-5 years / 6-10 years / 11-15 years 

Unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 
affect viability, such as demolition, land remediation 
or relocating utilities? What evidence is available to 
support this judgement? 
Yes / No / Unknown 

Unknown 

5. Conclusions 

What is the expected development capacity of the 
site? (either as proposed by site promoter or estimated 
through SHLAA/HELAA or Neighbourhood Plan Site 
Assessment) 

Approximately 20-30 

What is the likely timeframe for development 
(0-5 / 6-10 / 11-15 / 15+ years) 

Unknown 

Overall rating (Red/Amber/Green)  
The site is suitable and available  
The site is potentially suitable, and available.   
The site is not currently suitable, and available.  
Are there any known viability issues? 
Yes / No 

Red 
 
Unknown 
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Summary of justification for rating 

This is a medium-sized site (5.7 ha) in the open 
countryside, approximately half of which lies outside the 
neighbourhood area. It is being promoted together with 
sites OML1, OML2, OML4, OML5 and OML6. In 
combination with these sites, it would constitute a new 
freestanding settlement and would require consideration 
of supporting infrastructure including transport, utilities 
and community facilities. Sites of this scale are strategic in 
nature and should be considered as part of the Local Plan 
spatial strategy along with all potential locations for 
growth, in line with draft Strategic Policy 9. It would 
therefore not be appropriate to consider this site as a 
Neighbourhood Plan allocation in the absence of a 
specific agreement with the Local Planning Authority.  
 
It is not in proximity to Clyst St Mary. Due to the location 
of the site there is no access to services and facilities 
without a car, and the existing access would not be 
appropriate to service a large development. Similarly, it is 
unlikely to be possible to provide a pedestrian access 
along this road. The East Devon and Blackdown Hills 
Landscape Character Assessment (2019) notes that the 
rural character should be protected and large scale 
development should be guided towards areas with 
existing access and infrastructure. It is also within a SSSI 
Impact Risk Zone and any residential development over 
50 dwellings would trigger the requirement to consult with 
Natural England. 
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OML4 
 

1. Site Details 

Site Reference / Name OML4 

Site Address / Location Land south west of Oil Mill Lane (only considering the northern part of 
the site that falls within the NP area boundary). 

Gross Site Area  
(Hectares) 54.90 

SHLAA/SHELAA Reference 
(if applicable) N/A 

Preliminary Local Plan Site Suitability  N/A 

Existing land use Greenfield 

Land use being considered Residential 

Development Capacity 
(Proposed by Landowner or 
SHLAA/HELAA) 

Unknown 

Site identification method / source NP Call for Sites 

Planning history None recent or relevant 

Neighbouring uses Residential and greenspace 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 
the following statutory environmental designations:  
Yes / No / partly or adjacent 

• Ancient Woodland 
• Area of Outstanding Natural Beauty (AONB) 
• Biosphere Reserve 
• Local Nature Reserve (LNR) 
• National Nature Reserve (NNR) 
• National Park 
• Ramsar Site 
• Site of Special Scientific Interest (SSSI)* 
• Special Area of Conservation (SAC) 
• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 
would the proposed use/development trigger the 
requirement to consult Natural England? 

Yes - SSSI Impact Risk Zone (only impacting 
developments of over 50 dwellings). 

Site is predominantly, or wholly, within or adjacent to 
the following non statutory environmental 
designations:  
Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 
• Local Wildlife Site (LWS) 
• Public Open Space 
• Site of Importance for Nature Conservation (SINC) 
• Nature Improvement Area 
• Regionally Important Geological Site 
• Other 

No 

Site is predominantly, or wholly, within Flood Zones 2 
or 3?  
See guidance notes: 

• Flood Zone 1: Low Risk 
• Flood Zone 2: Medium Risk 
• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 
• Flood Zone 3 (highly vulnerable site use): High Risk 

Medium risk, a small area along the northern boundary 
of the site is within Flood Zone 2 and 3. 

Site is at risk of surface water flooding?  
See guidance notes: 

• Less than 15% of the site is affected by medium or 
high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 
surface water flooding – Medium Risk 

Low risk 

Is the land classified as the best and most versatile 
agricultural land (Grades 1, 2 or 3a)? 
Yes / No / Unknown 

Potentially - Grade 3 (undifferentiated) 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 
• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 
importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 
them); and/or 

• an area identified by national and local partnerships 
for habitat management, enhancement, restoration or 
creation? 

Yes / No / Unknown 

Yes, small area of deciduous woodland; however, most 
of this located on the part of the site outside the NP 
boundary. 

Site is predominantly, or wholly, within or adjacent to 
an Air Quality Management Area (AQMA)? 
Yes / No / Unknown 

No 

Physical Constraints 

Is the site: 
Flat or relatively flat / Gently sloping or uneven / Steeply 
sloping 

Relatively flat 

Is there existing vehicle access to the site, or potential 
to create suitable access? 
Yes / No / Unknown 

Yes it would be possible to create an access to this site 
from Oil Mill Lane; however, it would only provide 
access to a small section to the east given the 
presence of woodland in the centre of the site 
restricting access to the rest of the site. 

Is there existing pedestrian access to the site, or 
potential to create suitable access? 
Yes / No / Unknown 

Yes it would be possible to create an access to this site 
from Oil Mill Lane; however, it would only provide 
access to a small section to the east given the 
presence of woodland in the centre of the site 
restricting access to the rest of the site. In addition, 
there are no pavements linking the site to the village 
centre. 

Is there existing cycle access to the site, or potential to 
create suitable access? 
Yes / No / Unknown 

There is no designated cycle path, but the site is 
accessible by bike from the road network. 

Are there any Public Rights of Way (PRoW) crossing 
the site? 
Yes / No / Unknown 

Yes a footpath goes through the centre of the site. 

Are there any known Tree Preservation Orders on the 
site? 
Yes / No / Unknown 

Unknown - no online mapping available. 

Are there veteran/ancient trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Unknown 

Are there other significant trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Yes within 

Is the site likely to be affected by ground 
contamination? 
Yes / No / Unknown 

Unknown but unlikely given the existing site use. 
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2. Assessment of Suitability  

Is there any utilities infrastructure crossing the site i.e. 
power lines/pipe lines, or is the site in close proximity 
to hazardous installations? 
Yes / No / Unknown 

Unknown 

Would development of the site result in a loss of 
social, amenity or community value? 
Yes / No / Unknown  

No 

Accessibility 
Distances to community facilities and services should be measured using walking routes from the centre of each site 
to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 
are measured from the edge of the site. 

Facilities 

Town / 
local 
centre / 
shop 

Bus / Tram 
Stop 

Train station 
 

Primary 
School 

Secondary 
School 

Open 
Space / 
recreation 
facilities 

Cycle Route 

Distance 
(metres) >1200 >800 >1200 >1200 >3900 <400 to 

open space 

<400 to road 
network. 
 

Landscape and Visual Constraints 
This section should be answered based on existing evidence or by a qualified landscape consultant. 
Is the site low, medium or high sensitivity in terms 
of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

While there is no specific landscape assessment for this 
site in particular, it is likely to have high landscape 
sensitivity given its rural location and interconnectivity with 
the surrounding landscape. The East Devon and 
Blackdown Hills Landscape Character Assessment (2019) 
notes that the rural character should be protected and 
large scale development should be guided towards area 
with existing access and infrastructure. 

Is the site low, medium or high sensitivity in terms 
of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

The site is likely to have high visual sensitivity to receptors 
near the site such as drivers on Oil Mill Lane and the 
dispersed dwellings, but due to the field boundaries it is 
unlikely to have a visual presence in the wider landscape. 

Heritage Constraints 
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2. Assessment of Suitability  

Would the development of the site cause harm to a 
designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact from the part of the site within the NP area 
boundary. However, Grade II Listed Courtbrook 
Farmhouse is located in the southern part of the site. 

Would the development of the site cause harm to a 
non-designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. 

Planning Policy Constraints 

Is the site in the Green Belt? 
Yes / No / Unknown 

No 

Is the site allocated for a particular use (e.g. housing 
/ employment) or designated as open space in the 
adopted and / or emerging Local Plan?  
Yes / No / Unknown 

The site is included in the area of search for a new 
settlement in the emerging Local Plan, while this is not an 
allocation at this stage continued consultation between 
the LPA and neighbourhood planning group is required to 
understand whether an allocation should be made as part 
of the LP or NP process. 

Are there any other relevant planning policies 
relating to the site? 

Adopted Strategy 6 and 7 and emerging Strategy 6, 7 and 
8. 

Is the site:  
Greenfield / A mix of greenfield and previously 
developed land / Previously developed land 

Greenfield 

Is the site within, adjacent to or outside the existing 
built up area?  
Within / Adjacent to and connected to /  
Outside and not connected to 

Outside 

Is the site within, adjacent to or outside the existing 
settlement boundary (if one exists)? 
Within / Adjacent to and connected to /  
Outside and not connected to 

Outside 

Would development of the site result in 
neighbouring settlements merging into one 
another? 
Yes / No / Unknown 

Yes 

Is the size of the site large enough to significantly 
change the size and character of the existing 
settlement? 
Yes / No / Unknown 

Yes 
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3. Assessment of Availability 

Is the site available for development?  
Yes / No / Unknown Yes 

Are there any known legal or ownership problems 
such as unresolved multiple ownerships, ransom 
strips, tenancies, or operational requirements of 
landowners? 
Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 
Available now / 0-5 years / 6-10 years / 11-15 years 

Unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 
affect viability, such as demolition, land remediation 
or relocating utilities? What evidence is available to 
support this judgement? 
Yes / No / Unknown 

Unknown 

5. Conclusions 

What is the expected development capacity of the 
site? (either as proposed by site promoter or estimated 
through SHLAA/HELAA or Neighbourhood Plan Site 
Assessment) 

0 dwellings 

What is the likely timeframe for development 
(0-5 / 6-10 / 11-15 / 15+ years) 

Unknown 

Overall rating (Red/Amber/Green)  
The site is suitable and available  
The site is potentially suitable, and available.   
The site is not currently suitable, and available.  
Are there any known viability issues? 
Yes / No 

Red 
 
Unknown 
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Summary of justification for rating 

This is a large site (55 hectares) in the open countryside, 
the majority of which falls outside the neighbourhood 
area. It is being promoted together with sites OML1, 
OML2, OML3, OML5 and OML6. Development of this site, 
or in combination with the other 5 sites, would constitute a 
new freestanding settlement and would require 
consideration of supporting infrastructure including 
transport, utilities and community facilities.  
 
Sites of this scale are strategic in nature and should be 
considered as part of the Local Plan spatial strategy along 
with all potential locations for growth, in line with draft 
Strategic Policy 9. It would therefore not be appropriate to 
consider this site as a Neighbourhood Plan allocation in 
the absence of a specific agreement with the Local 
Planning Authority.  
 
It is not in proximity to Clyst St Mary. Due to the location 
of the site there is no access to services and facilities 
without a car, and the existing access would not be 
appropriate to service a large development. The majority 
of the site can only be accessed from outside the 
neighbourhood area. It is unlikely to be possible to provide 
a pedestrian access along Oil Mill Lane. The East Devon 
and Blackdown Hills Landscape Character Assessment 
(2019) notes that the rural character should be protected 
and large scale development should be guided towards 
areas with existing access and infrastructure. The site is 
also within a SSSI Impact Risk Zone and any residential 
development over 50 dwellings would trigger the 
requirement to consult with Natural England. 



Neighbourhood Planning Site Assessment Proforma: Clma3 

 
Prepared for:  Bishops Clyst Parish Council   
 

AECOM 
77 

 

Clma_03 
 

1. Site Details 

Site Reference / Name Clma3 

Site Address / Location Homefield, Oil Mill Lane, Clyst St Mary,EX5 1AG 

Gross Site Area  
(Hectares) 1.17 

SHLAA/SHELAA Reference 
(if applicable) Clma3 

Preliminary Local Plan Site Suitability  Red - no comment. 

Existing land use Dwelling and greenfield 

Land use being considered Residential 

Development Capacity 
(Proposed by Landowner or SHLAA/HELAA) Unknown 

Site identification method / source HELAA 2021 

Planning history None recent or relevant 

Neighbouring uses Residential and greenspace 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 
the following statutory environmental designations:  
Yes / No / partly or adjacent 

• Ancient Woodland 
• Area of Outstanding Natural Beauty (AONB) 
• Biosphere Reserve 
• Local Nature Reserve (LNR) 
• National Nature Reserve (NNR) 
• National Park 
• Ramsar Site 
• Site of Special Scientific Interest (SSSI)* 
• Special Area of Conservation (SAC) 
• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 
would the proposed use/development trigger the 
requirement to consult Natural England? 

Yes - SSSI Impact Risk Zone (only impacting 
developments of over 50 dwellings). 

Site is predominantly, or wholly, within or adjacent to 
the following non statutory environmental 
designations:  
Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 
• Local Wildlife Site (LWS) 
• Public Open Space 
• Site of Importance for Nature Conservation (SINC) 
• Nature Improvement Area 
• Regionally Important Geological Site 
• Other 

No 

Site is predominantly, or wholly, within Flood Zones 2 
or 3?  
See guidance notes: 

• Flood Zone 1: Low Risk 
• Flood Zone 2: Medium Risk 
• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 
• Flood Zone 3 (highly vulnerable site use): High Risk 

Medium risk, the south western boundary along Oil Mill 
Lane is within Flood Zone 2. 

Site is at risk of surface water flooding?  
See guidance notes: 

• Less than 15% of the site is affected by medium or 
high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 
surface water flooding – Medium Risk 

Low risk 

Is the land classified as the best and most versatile 
agricultural land (Grades 1, 2 or 3a)? 
Yes / No / Unknown 

Potentially - Grade 3 (undifferentiated) 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 
• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 
importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 
them); and/or 

• an area identified by national and local partnerships 
for habitat management, enhancement, restoration or 
creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 
an Air Quality Management Area (AQMA)? 
Yes / No / Unknown 

No 

Physical Constraints 

Is the site: 
Flat or relatively flat / Gently sloping or uneven / Steeply 
sloping 

Relatively flat 

Is there existing vehicle access to the site, or potential 
to create suitable access? 
Yes / No / Unknown 

Yes there is existing access. 

Is there existing pedestrian access to the site, or 
potential to create suitable access? 
Yes / No / Unknown 

No – pedestrian access is via the road. There are no 
pavements along Oil Mill Lane. 

Is there existing cycle access to the site, or potential to 
create suitable access? 
Yes / No / Unknown 

There is no designated cycle path, but the site is 
accessible by bike from the road network. 

Are there any Public Rights of Way (PRoW) crossing 
the site? 
Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 
site? 
Yes / No / Unknown 

Unknown - no online mapping available. 

Are there veteran/ancient trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Unknown 

Are there other significant trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Yes adjacent 

Is the site likely to be affected by ground 
contamination? 
Yes / No / Unknown 

Unknown but unlikely given the existing site use. 

Is there any utilities infrastructure crossing the site i.e. 
power lines/pipe lines, or is the site in close proximity 
to hazardous installations? 
Yes / No / Unknown 

Unknown 
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2. Assessment of Suitability  

Would development of the site result in a loss of 
social, amenity or community value? 
Yes / No / Unknown  

No 

Accessibility 
Distances to community facilities and services should be measured using walking routes from the centre of each site 
to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 
are measured from the edge of the site. 

Facilities 

Town / 
local 
centre / 
shop 

Bus / Tram 
Stop 

Train station 
 

Primary 
School 

Secondary 
School 

Open 
Space / 
recreation 
facilities 

Cycle Route 

Distance 
(metres) >1200 >800 >1200 >1200 >3900 <400 to 

open space 

<400 to road 
network. 
 

Landscape and Visual Constraints 
This section should be answered based on existing evidence or by a qualified landscape consultant. 
Is the site low, medium or high sensitivity in terms 
of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

While there is no specific landscape assessment for this 
site in particular, it is likely to have high landscape 
sensitivity given its rural location and interconnectivity with 
the surrounding landscape. 

Is the site low, medium or high sensitivity in terms 
of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

The site is likely to have high visual sensitivity to receptors 
near the site such as drivers on Oil Mill Lane and the 
dispersed dwellings, but due to the field boundaries it is 
unlikely to have a visual presence in the wider landscape. 
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Heritage Constraints 

Would the development of the site cause harm to a 
designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. 

Would the development of the site cause harm to a 
non-designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. 

Planning Policy Constraints 

Is the site in the Green Belt? 
Yes / No / Unknown 

No 

Is the site allocated for a particular use (e.g. housing 
/ employment) or designated as open space in the 
adopted and / or emerging Local Plan?  
Yes / No / Unknown 

The site is included in the area of search for a new 
settlement in the emerging Local Plan. While this is not an 
allocation at this stage, consultation between the LPA and 
neighbourhood planning group is required to understand 
whether an allocation is likely as part of the Local Plan 
process. 

Are there any other relevant planning policies 
relating to the site? 

Adopted Strategy 6 and 7 and emerging Strategy 6, 7 and 
8. 

Is the site:  
Greenfield / A mix of greenfield and previously 
developed land / Previously developed land 

Mix of PDL and greenfield 

Is the site within, adjacent to or outside the existing 
built up area?  
Within / Adjacent to and connected to /  
Outside and not connected to 

Outside 

Is the site within, adjacent to or outside the existing 
settlement boundary (if one exists)? 
Within / Adjacent to and connected to /  
Outside and not connected to 

Outside 

Would development of the site result in 
neighbouring settlements merging into one 
another? 
Yes / No / Unknown 

No 

Is the size of the site large enough to significantly 
change the size and character of the existing 
settlement? 
Yes / No / Unknown 

No 
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3. Assessment of Availability 

Is the site available for development?  
Yes / No / Unknown Yes 

Are there any known legal or ownership problems 
such as unresolved multiple ownerships, ransom 
strips, tenancies, or operational requirements of 
landowners? 
Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 
Available now / 0-5 years / 6-10 years / 11-15 years 

Unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 
affect viability, such as demolition, land remediation 
or relocating utilities? What evidence is available to 
support this judgement? 
Yes / No / Unknown 

Unknown 

5. Conclusions 

What is the expected development capacity of the 
site? (either as proposed by site promoter or estimated 
through SHLAA/HELAA or Neighbourhood Plan Site 
Assessment) 

Approximately 20 

What is the likely timeframe for development 
(0-5 / 6-10 / 11-15 / 15+ years) 

Unknown 

Overall rating (Red/Amber/Green)  
The site is suitable and available  
The site is potentially suitable, and available.   
The site is not currently suitable, and available.  
Are there any known viability issues? 
Yes / No 

Red 
 
Unknown 

Summary of justification for rating 

This is a small site in the open countryside. It is not in 
proximity to the village and the only built development is 
dispersed housing and a farmstead.  
 
Due to the location of the site there is no access to 
services and facilities without a car. Oil Mill Lane, off 
which access could be created, is a narrow road with 
limited capacity for upgrade. Similarly, it is unlikely to be 
possible to provide a pedestrian access along this road.  
 
Given the rural location and interconnectivity with the 
surrounding landscape it is likely to have high landscape 
sensitivity.  The East Devon and Blackdown Hills 
Landscape Character Assessment (2019) notes that the 
rural character should be protected and large scale 
development should be guided towards area with existing 
access and infrastructure. 
 
The site is not in a sustainable location, and development 
would not be in accordance with adopted Strategies 5B, 7 
and 15, or with national policy on sustainable 
development (NPPF paragraph 11). It is therefore 
unsuitable for allocation in the Neighbourhood Plan. 
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Sowt_01 
 

1. Site Details 

Site Reference / Name Sowt01 

Site Address / Location Land at Bishops Court Lane, Clyst St Mary 

Gross Site Area  
(Hectares) 6.42 

SHLAA/SHELAA Reference 
(if applicable) Sowt01 

Preliminary Local Plan Site 
Suitability  

Light Green (5- Good site, minor constraints or sensitivities and limited 
infrastructure costs) . 
This site is well related to existing settlement, slopes quite steeply away from 
the village although limited visibility. Less sensitive to the west and therefore 
this forms the preferred area to allocate. The approx. housing capacity has 
been reduced accordingly. 

Existing land use Greenfield 

Land use being considered Residential 

Development Capacity 
(Proposed by Landowner or 
SHLAA/HELAA) 

35 

Site identification method / source HELAA 2021 

Planning history None recent or relevant 

Neighbouring uses Residential and greenspace 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 
the following statutory environmental designations:  
Yes / No / partly or adjacent 

• Ancient Woodland 
• Area of Outstanding Natural Beauty (AONB) 
• Biosphere Reserve 
• Local Nature Reserve (LNR) 
• National Nature Reserve (NNR) 
• National Park 
• Ramsar Site 
• Site of Special Scientific Interest (SSSI)* 
• Special Area of Conservation (SAC) 
• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 
would the proposed use/development trigger the 
requirement to consult Natural England? 

Yes - SSSI Impact Risk Zone (only impacting 
developments of over 50 dwellings). 

Site is predominantly, or wholly, within or adjacent to 
the following non statutory environmental 
designations:  
Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 
• Local Wildlife Site (LWS) 
• Public Open Space 
• Site of Importance for Nature Conservation (SINC) 
• Nature Improvement Area 
• Regionally Important Geological Site 
• Other 

Yes, Clyst Valley Regional Park (Strategy 10) 

Site is predominantly, or wholly, within Flood Zones 2 
or 3?  
See guidance notes: 

• Flood Zone 1: Low Risk 
• Flood Zone 2: Medium Risk 
• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 
• Flood Zone 3 (highly vulnerable site use): High Risk 

Low risk; however, the northern boundary is adjacent to 
Flood Zone 3. 

Site is at risk of surface water flooding?  
See guidance notes: 

• Less than 15% of the site is affected by medium or 
high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 
surface water flooding – Medium Risk 

Low risk 

Is the land classified as the best and most versatile 
agricultural land (Grades 1, 2 or 3a)? 
Yes / No / Unknown 

Potentially - the map is unclear but it is either Grade 1 
or Grade 3 (undifferentiated) 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 
• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 
importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 
them); and/or 

• an area identified by national and local partnerships 
for habitat management, enhancement, restoration or 
creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 
an Air Quality Management Area (AQMA)? 
Yes / No / Unknown 

No 

Physical Constraints 

Is the site: 
Flat or relatively flat / Gently sloping or uneven / Steeply 
sloping 

Gently sloping 

Is there existing vehicle access to the site, or potential 
to create suitable access? 
Yes / No / Unknown 

Yes there is existing access from Bishop's Court Lane, 
but would require upgrading. 

Is there existing pedestrian access to the site, or 
potential to create suitable access? 
Yes / No / Unknown 

Yes there is existing access, but there are no 
pavements linking the site to the village centre. 

Is there existing cycle access to the site, or potential to 
create suitable access? 
Yes / No / Unknown 

There is no designated cycle path, but the site is 
accessible by bike from the road network. 

Are there any Public Rights of Way (PRoW) crossing 
the site? 
Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 
site? 
Yes / No / Unknown 

Unknown - no online mapping available. 

Are there veteran/ancient trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Unknown 

Are there other significant trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Yes adjacent 

Is the site likely to be affected by ground 
contamination? 
Yes / No / Unknown 

Unknown but unlikely given the existing site use. 

Is there any utilities infrastructure crossing the site i.e. 
power lines/pipe lines, or is the site in close proximity 
to hazardous installations? 
Yes / No / Unknown 

Yes, telegraph poles on boundary of the site. 
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2. Assessment of Suitability  

Would development of the site result in a loss of 
social, amenity or community value? 
Yes / No / Unknown  

No 

Accessibility 
Distances to community facilities and services should be measured using walking routes from the centre of each site 
to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 
are measured from the edge of the site. 

Facilities 

Town / 
local 
centre / 
shop 

Bus / Tram 
Stop 

Train station 
 

Primary 
School 

Secondary 
School 

Open 
Space / 
recreation 
facilities 

Cycle Route 

Distance 
(metres) <400 400-800 >1200 <400 <1600 <400 to 

open space 

<400 to road 
network. 
 

Landscape and Visual Constraints 
This section should be answered based on existing evidence or by a qualified landscape consultant. 
Is the site low, medium or high sensitivity in terms 
of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

While there is no specific landscape assessment for this 
site in particular, it is likely to have moderate to high 
sensitivity due to visual exposure  outside well contained 
settlement boundary. It should be noted that  this site is in 
a relatively prominent location in relation to the existing  
settlement, the majority of which is at a lower level. The 
East Devon and Blackdown Hills Landscape Character 
Assessment (2019) notes that the rural character should 
be protected and large scale development should be 
guided towards area with existing access and 
infrastructure. 

Is the site low, medium or high sensitivity in terms 
of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

The site is likely to have high visual sensitivity due to the 
long ranging views from the site to the north. 
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Heritage Constraints 

Would the development of the site cause harm to a 
designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

Some impact - the site is adjacent to Grade II Newhouse. 

Would the development of the site cause harm to a 
non-designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. 

Planning Policy Constraints 

Is the site in the Green Belt? 
Yes / No / Unknown 

No 

Is the site allocated for a particular use (e.g. housing 
/ employment) or designated as open space in the 
adopted and / or emerging Local Plan?  
Yes / No / Unknown 

No 

Are there any other relevant planning policies 
relating to the site? 

Adopted Strategy 6 and 7 and emerging Strategy 6, 7 and 
8. 

Is the site:  
Greenfield / A mix of greenfield and previously 
developed land / Previously developed land 

Greenfield 

Is the site within, adjacent to or outside the existing 
built up area?  
Within / Adjacent to and connected to /  
Outside and not connected to 

Adjacent 

Is the site within, adjacent to or outside the existing 
settlement boundary (if one exists)? 
Within / Adjacent to and connected to /  
Outside and not connected to 

Adjacent 

Would development of the site result in 
neighbouring settlements merging into one 
another? 
Yes / No / Unknown 

Yes, extends the village of Clyst St Mary towards Sowton. 

Is the size of the site large enough to significantly 
change the size and character of the existing 
settlement? 
Yes / No / Unknown 

Yes 
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3. Assessment of Availability 

Is the site available for development?  
Yes / No / Unknown Yes 

Are there any known legal or ownership problems 
such as unresolved multiple ownerships, ransom 
strips, tenancies, or operational requirements of 
landowners? 
Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 
Available now / 0-5 years / 6-10 years / 11-15 years 

Unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 
affect viability, such as demolition, land remediation 
or relocating utilities? What evidence is available to 
support this judgement? 
Yes / No / Unknown 

Unknown 

5. Conclusions 

What is the expected development capacity of the 
site? (either as proposed by site promoter or estimated 
through SHLAA/HELAA or Neighbourhood Plan Site 
Assessment) 

Approximately 50-100 dwellings 

What is the likely timeframe for development 
(0-5 / 6-10 / 11-15 / 15+ years) 

Unknown 

Overall rating (Red/Amber/Green)  
The site is suitable and available  
The site is potentially suitable, and available.   
The site is not currently suitable, and available.  
Are there any known viability issues? 
Yes / No 

Amber 
 
Unknown 
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Summary of justification for rating 

The site is adjacent to New House, a listed building, 
therefore any development would be required to be 
designed sensitively. In addition, due to the location of 
New House on the narrow access road (Bishops Court 
Lane) between the village and the site, there is limited 
capacity for this to be upgraded and a high level of 
vehicular activity may also impact the heritage asset. It 
may be possible to secure alternative access from the 
private road to the west, although this is also narrow and 
unlikely to be suitable for servicing a large development. 
There are currently no pedestrian links into the village 
from the site, and it may not be possible to provide one 
given the constraints on road width.  

Access should be discussed with the highways authority 
due to the potential impact of additional traffic on Frog 
Lane resulting from new development. Congestion on this 
route through the village centre has been identified as an 
issue in parking and traffic studies prepared to support the 
made NP. 

While there is no specific landscape assessment for this 
site, it is likely to have moderate to high sensitivity due to 
visual exposure outside the well contained settlement 
boundary. It should be noted that this site is in a relatively 
prominent location in relation to the existing settlement, 
the majority of which is at a lower level, as well as having 
long range views out to the north resulting in a high 
degree of visual sensitivity. A high-level assessment of 
the site prepared by EDDC to support the emerging Local 
Plan concludes it is less sensitive towards the west of the 
site. 

The site is located within Clyst Valley Regional Park, and 
development should contribute to the park's objectives, 
including the establishment of high quality landscapes. It 
is also within a SSSI Impact Risk Zone which requires 
consultation with Natural England for residential 
development over 50 dwellings.  

The western half of the site is identified as a preferred 
allocation in the emerging Local Plan, in conjunction with 
the whole of site Sowt_09. If this allocation becomes 
adopted policy, the Neighbourhood Plan should not 
duplicate the site allocation. However, if it is not allocated 
in the Local Plan, it is potentially appropriate for allocation 
in the Neighbourhood Plan, subject to consultation with a 
heritage officer on the potential impact to the heritage 
asset, mitigation of landscape and visual impact, provision 
of appropriate access, consultation with Natural England, 
and consultation with the LPA on the potential for 
development in the Clyst Valley Regional Park. 
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Sowt_02 
 

1. Site Details 

Site Reference / Name Sowt02 

Site Address / Location Land south of Bishops Court Road, Clyst St Mary, Exeter 

Gross Site Area  
(Hectares) 3.59 

SHLAA/SHELAA Reference 
(if applicable) Sowt02 

Preliminary Local Plan Site 
Suitability  

Amber (4 - Fair site, Moderate constraints or sensitives and any infrastructure 
costs can likely be overcome).  
This site is quite flat and although not brilliant pedestrian access along Bishops 
Court Lane is accessible from a public right of way into the village.  Not 
considered to be one of the preferred sites. 

Existing land use Greenfield 

Land use being considered Residential 

Development Capacity 
(Proposed by Landowner or 
SHLAA/HELAA) 

54 

Site identification method / 
source HELAA 2021 

Planning history None recent or relevant 

Neighbouring uses Residential and greenspace 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 
the following statutory environmental designations:  
Yes / No / partly or adjacent 

• Ancient Woodland 
• Area of Outstanding Natural Beauty (AONB) 
• Biosphere Reserve 
• Local Nature Reserve (LNR) 
• National Nature Reserve (NNR) 
• National Park 
• Ramsar Site 
• Site of Special Scientific Interest (SSSI)* 
• Special Area of Conservation (SAC) 
• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 
would the proposed use/development trigger the 
requirement to consult Natural England? 

Yes - SSSI Impact Risk Zone (only impacting 
developments of over 50 dwellings). 

Site is predominantly, or wholly, within or adjacent to 
the following non statutory environmental 
designations:  
Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 
• Local Wildlife Site (LWS) 
• Public Open Space 
• Site of Importance for Nature Conservation (SINC) 
• Nature Improvement Area 
• Regionally Important Geological Site 
• Other 

Yes, Clyst Valley Regional Park (Strategy 10) and 
partly within Green Wedge (Strategy 8) 

Site is predominantly, or wholly, within Flood Zones 2 
or 3?  
See guidance notes: 

• Flood Zone 1: Low Risk 
• Flood Zone 2: Medium Risk 
• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 
• Flood Zone 3 (highly vulnerable site use): High Risk 

Low risk 

Site is at risk of surface water flooding?  
See guidance notes: 

• Less than 15% of the site is affected by medium or 
high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 
surface water flooding – Medium Risk 

Low risk 

Is the land classified as the best and most versatile 
agricultural land (Grades 1, 2 or 3a)? 
Yes / No / Unknown 

Potentially - the map is unclear but it is either Grade 1 
or Grade 3 (undifferentiated) 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 
• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 
importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 
them); and/or 

• an area identified by national and local partnerships 
for habitat management, enhancement, restoration or 
creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 
an Air Quality Management Area (AQMA)? 
Yes / No / Unknown 

No 

Physical Constraints 

Is the site: 
Flat or relatively flat / Gently sloping or uneven / Steeply 
sloping 

Relatively flat 

Is there existing vehicle access to the site, or potential 
to create suitable access? 
Yes / No / Unknown 

Yes there is existing access from Bishop's Court Lane, 
but would require upgrading. 

Is there existing pedestrian access to the site, or 
potential to create suitable access? 
Yes / No / Unknown 

Yes there is existing access, but there are no 
pavements linking the site to the village centre. 

Is there existing cycle access to the site, or potential to 
create suitable access? 
Yes / No / Unknown 

There is no designated cycle path, but the site is 
accessible by bike from the road network. 

Are there any Public Rights of Way (PRoW) crossing 
the site? 
Yes / No / Unknown 

Yes, a footpath crosses the centre of the site. 

Are there any known Tree Preservation Orders on the 
site? 
Yes / No / Unknown 

Unknown - no online mapping available. 

Are there veteran/ancient trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Unknown 

Are there other significant trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Yes adjacent 

Is the site likely to be affected by ground 
contamination? 
Yes / No / Unknown 

Unknown but unlikely given the existing site use. 

Is there any utilities infrastructure crossing the site i.e. 
power lines/pipe lines, or is the site in close proximity 
to hazardous installations? 
Yes / No / Unknown 

Yes, telegraph poles on boundary of the site. 
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2. Assessment of Suitability  

Would development of the site result in a loss of 
social, amenity or community value? 
Yes / No / Unknown  

No 

Accessibility 
Distances to community facilities and services should be measured using walking routes from the centre of each site 
to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 
are measured from the edge of the site. 

Facilities 

Town / 
local 
centre / 
shop 

Bus / Tram 
Stop 

Train station 
 

Primary 
School 

Secondary 
School 

Open 
Space / 
recreation 
facilities 

Cycle Route 

Distance 
(metres) <400 400-800 >1200 <400 <1600 <400 to 

open space 

<400 to road 
network. 
 

Landscape and Visual Constraints 
This section should be answered based on existing evidence or by a qualified landscape consultant. 
Is the site low, medium or high sensitivity in terms 
of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

Clyst St Marys Landscape Character Assessment states 
that overall landscape sensitivity is moderate high due to 
visual exposure  outside well contained settlement 
boundary. It should be noted that  this site is in a relatively 
prominent location in relation to the existing  settlement, 
the majority of which is at a lower level. 

Is the site low, medium or high sensitivity in terms 
of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

The site is likely to have medium visual sensitivity as it 
has long ranging views to the north, yet views into the site 
are seen in the context of the existing development to the 
south of the site. 
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Heritage Constraints 

Would the development of the site cause harm to a 
designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. 

Would the development of the site cause harm to a 
non-designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. 

Planning Policy Constraints 

Is the site in the Green Belt? 
Yes / No / Unknown 

No 

Is the site allocated for a particular use (e.g. housing 
/ employment) or designated as open space in the 
adopted and / or emerging Local Plan?  
Yes / No / Unknown 

No 

Are there any other relevant planning policies 
relating to the site? 

Adopted Strategy 6 and 7 and emerging Strategy 6, 7 and 
8. 

Is the site:  
Greenfield / A mix of greenfield and previously 
developed land / Previously developed land 

Greenfield 

Is the site within, adjacent to or outside the existing 
built up area?  
Within / Adjacent to and connected to /  
Outside and not connected to 

Adjacent 

Is the site within, adjacent to or outside the existing 
settlement boundary (if one exists)? 
Within / Adjacent to and connected to /  
Outside and not connected to 

Adjacent 

Would development of the site result in 
neighbouring settlements merging into one 
another? 
Yes / No / Unknown 

Yes, extends the village of Clyst St Mary towards Sowton. 

Is the size of the site large enough to significantly 
change the size and character of the existing 
settlement? 
Yes / No / Unknown 

Yes 
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3. Assessment of Availability 

Is the site available for development?  
Yes / No / Unknown Yes 

Are there any known legal or ownership problems 
such as unresolved multiple ownerships, ransom 
strips, tenancies, or operational requirements of 
landowners? 
Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 
Available now / 0-5 years / 6-10 years / 11-15 years 

Unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 
affect viability, such as demolition, land remediation 
or relocating utilities? What evidence is available to 
support this judgement? 
Yes / No / Unknown 

Unknown 

5. Conclusions 

What is the expected development capacity of the 
site? (either as proposed by site promoter or estimated 
through SHLAA/HELAA or Neighbourhood Plan Site 
Assessment) 

Approximately 50-100 dwellings 

What is the likely timeframe for development 
(0-5 / 6-10 / 11-15 / 15+ years) 

Unknown 

Overall rating (Red/Amber/Green)  
The site is suitable and available  
The site is potentially suitable, and available.   
The site is not currently suitable, and available.  
Are there any known viability issues? 
Yes / No 

Amber 
 
Unknown 
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Summary of justification for rating 

This is a large site to the north of Clyst St Mary village.  
 
New House, a listed building, is located on the narrow 
access road (Bishops Court Lane) between the village 
and the site, therefore there is limited capacity for this to 
be upgraded and a high level of vehicular activity may 
also impact the heritage asset. Similarly, there are no 
pedestrian links into the village from the site and it is 
unlikely that one could be created due to the constraints 
on road width.  
 
Access should be discussed with the highways authority 
due to the potential impact of additional traffic on Frog 
Lane resulting from new development. Congestion on this 
route through the village centre has been identified as an 
issue in parking and traffic studies prepared to support the 
made NP. 
 
The Landscape Character Assessment states that overall 
landscape sensitivity in Clyst St Mary is moderate to high 
due to visual exposure outside the well contained 
settlement boundary. It should be noted that this site is in 
a relatively prominent location in relation to the existing 
settlement, the majority of which is at a lower level.  
 
The site is located within Clyst Valley Regional Park, and 
development should contribute to the park's objectives, 
including the establishment of high quality landscapes. It 
is also within a SSSI Impact Risk Zone which requires 
consultation with Natural England for residential 
development over 50 dwellings.  
 
Therefore, the site is potentially appropriate for allocation 
in the Neighbourhood Plan, in line with adopted Strategic 
Policy 7 (Development in the Countryside) and emerging 
Strategic Policy 8 (Development beyond Settlement 
Boundaries), subject to consultation with a heritage officer 
on the potential impact to the heritage asset, provision of 
appropriate access, mitigation of landscape and visual 
impact, consultation with Natural England, and 
consultation with the LPA on the potential for development 
in the Clyst Valley Regional Park and Natural England. 
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Sowt_03 
 

1. Site Details 

Site Reference / Name Sowt03 

Site Address / Location Land north of Sidmouth Road, Clyst St Mary 

Gross Site Area  
(Hectares) 2.06 

SHLAA/SHELAA Reference 
(if applicable) Sowt03 

Preliminary Local Plan Site 
Suitability  

Amber  (4 - Fair site, Moderate constraints or sensitives and any infrastructure 
costs can likely be overcome). 
This site is flat site adjacent to existing development although 
would extend the village in a ribbon fashion and therefore is not considered to 
be one of the preferred sites. 

Existing land use Greenfield 

Land use being considered Residential 

Development Capacity 
(Proposed by Landowner or 
SHLAA/HELAA) 

50 

Site identification method / 
source HELAA 2021 

Planning history None recent or relevant 

Neighbouring uses Residential and greenspace 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 
the following statutory environmental designations:  
Yes / No / partly or adjacent 

• Ancient Woodland 
• Area of Outstanding Natural Beauty (AONB) 
• Biosphere Reserve 
• Local Nature Reserve (LNR) 
• National Nature Reserve (NNR) 
• National Park 
• Ramsar Site 
• Site of Special Scientific Interest (SSSI)* 
• Special Area of Conservation (SAC) 
• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 
would the proposed use/development trigger the 
requirement to consult Natural England? 

Yes - SSSI Impact Risk Zone (only impacting 
developments of over 50 dwellings). 

Site is predominantly, or wholly, within or adjacent to 
the following non statutory environmental 
designations:  
Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 
• Local Wildlife Site (LWS) 
• Public Open Space 
• Site of Importance for Nature Conservation (SINC) 
• Nature Improvement Area 
• Regionally Important Geological Site 
• Other 

Yes, Clyst Valley Regional Park (Strategy 10) 

Site is predominantly, or wholly, within Flood Zones 2 
or 3?  
See guidance notes: 

• Flood Zone 1: Low Risk 
• Flood Zone 2: Medium Risk 
• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 
• Flood Zone 3 (highly vulnerable site use): High Risk 

Low risk 

Site is at risk of surface water flooding?  
See guidance notes: 

• Less than 15% of the site is affected by medium or 
high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 
surface water flooding – Medium Risk 

Low risk 

Is the land classified as the best and most versatile 
agricultural land (Grades 1, 2 or 3a)? 
Yes / No / Unknown 

Potentially - the map is unclear but it is either Grade 1 
or Grade 3 (undifferentiated) 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 
• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 
importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 
them); and/or 

• an area identified by national and local partnerships 
for habitat management, enhancement, restoration or 
creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 
an Air Quality Management Area (AQMA)? 
Yes / No / Unknown 

No 

Physical Constraints 

Is the site: 
Flat or relatively flat / Gently sloping or uneven / Steeply 
sloping 

Relatively flat 

Is there existing vehicle access to the site, or potential 
to create suitable access? 
Yes / No / Unknown 

Yes there is existing access from the A3052, but it 
would require upgrading. 

Is there existing pedestrian access to the site, or 
potential to create suitable access? 
Yes / No / Unknown 

Yes there is existing access. 

Is there existing cycle access to the site, or potential to 
create suitable access? 
Yes / No / Unknown 

Yes there is a cycle route adjacent to the site. 

Are there any Public Rights of Way (PRoW) crossing 
the site? 
Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 
site? 
Yes / No / Unknown 

Unknown - no online mapping available. 

Are there veteran/ancient trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Unknown 

Are there other significant trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Yes adjacent 

Is the site likely to be affected by ground 
contamination? 
Yes / No / Unknown 

Unknown but unlikely given the existing site use. 

Is there any utilities infrastructure crossing the site i.e. 
power lines/pipe lines, or is the site in close proximity 
to hazardous installations? 
Yes / No / Unknown 

Unknown 
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2. Assessment of Suitability  

Would development of the site result in a loss of 
social, amenity or community value? 
Yes / No / Unknown  

No 

Accessibility 
Distances to community facilities and services should be measured using walking routes from the centre of each site 
to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 
are measured from the edge of the site. 

Facilities 

Town / 
local 
centre / 
shop 

Bus / Tram 
Stop 

Train station 
 

Primary 
School 

Secondary 
School 

Open 
Space / 
recreation 
facilities 

Cycle Route 

Distance 
(metres) <400 <400 >1200 <400 <1600 <400 to 

open space 

<400 to road 
network. 
 

Landscape and Visual Constraints 
This section should be answered based on existing evidence or by a qualified landscape consultant. 
Is the site low, medium or high sensitivity in terms 
of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

Clyst St Marys Landscape Character Assessment notes 
that the site has a moderate sensitivity to landscape 
change due to its poor relationship with the settlement 
pattern. However, development since this character 
assessment was completed has resulted in the site being 
better related to the settlement pattern and would likely 
reduce the landscape sensitivity. Additionally it notes 
linear development along road should be avoided. 

Is the site low, medium or high sensitivity in terms 
of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

The site is likely to have medium visual sensitivity as there 
is a lack of natural enclosure to the north, but it is seen 
within the context of existing development to the south 
and west. 
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Heritage Constraints 

Would the development of the site cause harm to a 
designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

Some impact - the site is adjacent to Grade II Red Lodge. 

Would the development of the site cause harm to a 
non-designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. 

Planning Policy Constraints 

Is the site in the Green Belt? 
Yes / No / Unknown 

No 

Is the site allocated for a particular use (e.g. housing 
/ employment) or designated as open space in the 
adopted and / or emerging Local Plan?  
Yes / No / Unknown 

No 

Are there any other relevant planning policies 
relating to the site? 

Adopted Strategy 6 and 7 and emerging Strategy 6, 7 and 
8. 

Is the site:  
Greenfield / A mix of greenfield and previously 
developed land / Previously developed land 

Greenfield 

Is the site within, adjacent to or outside the existing 
built up area?  
Within / Adjacent to and connected to /  
Outside and not connected to 

Adjacent 

Is the site within, adjacent to or outside the existing 
settlement boundary (if one exists)? 
Within / Adjacent to and connected to /  
Outside and not connected to 

Adjacent 

Would development of the site result in 
neighbouring settlements merging into one 
another? 
Yes / No / Unknown 

No 

Is the size of the site large enough to significantly 
change the size and character of the existing 
settlement? 
Yes / No / Unknown 

No 
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3. Assessment of Availability 

Is the site available for development?  
Yes / No / Unknown Yes 

Are there any known legal or ownership problems 
such as unresolved multiple ownerships, ransom 
strips, tenancies, or operational requirements of 
landowners? 
Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 
Available now / 0-5 years / 6-10 years / 11-15 years 

Unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 
affect viability, such as demolition, land remediation 
or relocating utilities? What evidence is available to 
support this judgement? 
Yes / No / Unknown 

Unknown 

5. Conclusions 

What is the expected development capacity of the 
site? (either as proposed by site promoter or estimated 
through SHLAA/HELAA or Neighbourhood Plan Site 
Assessment) 

Approximately 50 dwellings 

What is the likely timeframe for development 
(0-5 / 6-10 / 11-15 / 15+ years) 

Unknown 

Overall rating (Red/Amber/Green)  
The site is suitable and available  
The site is potentially suitable, and available.   
The site is not currently suitable, and available.  
Are there any known viability issues? 
Yes / No 

Amber 
 
Unknown 
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Summary of justification for rating 

This is a medium sized site to the east of Clyst St Mary 
village.  
 
The Landscape Character Assessment notes that the site 
has a moderate sensitivity to landscape change due to its 
poor relationship with the settlement pattern. However, 
development since this character assessment was 
completed has resulted in the site being better related to 
the settlement and would likely reduce the landscape 
sensitivity. However, the character assessment also notes 
linear development should be avoided, and development 
in this location may adversely impact the settlement 
character as it would extend the settlement along the 
A3052, reducing the separation between the village and 
the Cat and Fiddle estate. Given the rising landform, it 
may be more appropriate to restrict development to the 
southern edge of the site in order to limit impact on the 
wider landscape. 
 
The site is located within Clyst Valley Regional Park, and 
development should contribute to the park's objectives, 
including the establishment of high quality landscapes. It 
is also within a SSSI Impact Risk Zone which requires 
consultation with Natural England for residential 
development over 50 dwellings.  
 
Grade II listed Red Lodge is located on the opposite side 
of the A3052, requiring any scheme to be designed 
sensitively. 
 
Therefore, the site is potentially appropriate for allocation 
in the Neighbourhood Plan, in line with adopted Strategic 
Policy 7 (Development in the Countryside) and emerging 
Strategic Policy 8 (Development beyond Settlement 
Boundaries), subject to consultation with the LPA on the 
potential for development in the Clyst Valley Regional 
Park and Natural England.  
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Sowt_06 
 

1. Site Details 

Site Reference / Name Sowt06 

Site Address / Location Langdon’s business park and the occupied units 

Gross Site Area  
(Hectares) 0.92 

SHLAA/SHELAA Reference 
(if applicable) Sowt06 

Preliminary Local Plan Site Suitability  Red - no comment. 

Existing land use Business park 

Land use being considered Residential 

Development Capacity 
(Proposed by Landowner or SHLAA/HELAA) Unknown 

Site identification method / source HELAA 2021 

Planning history None recent or relevant 

Neighbouring uses Greenspace, dwelling  and A3052 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 
the following statutory environmental designations:  
Yes / No / partly or adjacent 

• Ancient Woodland 
• Area of Outstanding Natural Beauty (AONB) 
• Biosphere Reserve 
• Local Nature Reserve (LNR) 
• National Nature Reserve (NNR) 
• National Park 
• Ramsar Site 
• Site of Special Scientific Interest (SSSI)* 
• Special Area of Conservation (SAC) 
• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 
would the proposed use/development trigger the 
requirement to consult Natural England? 

Yes - SSSI Impact Risk Zone (only impacting 
developments of over 50 dwellings). 

Site is predominantly, or wholly, within or adjacent to 
the following non statutory environmental 
designations:  
Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 
• Local Wildlife Site (LWS) 
• Public Open Space 
• Site of Importance for Nature Conservation (SINC) 
• Nature Improvement Area 
• Regionally Important Geological Site 
• Other 

No 

Site is predominantly, or wholly, within Flood Zones 2 
or 3?  
See guidance notes: 

• Flood Zone 1: Low Risk 
• Flood Zone 2: Medium Risk 
• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 
• Flood Zone 3 (highly vulnerable site use): High Risk 

Low risk 

Site is at risk of surface water flooding?  
See guidance notes: 

• Less than 15% of the site is affected by medium or 
high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 
surface water flooding – Medium Risk 

Low risk 

Is the land classified as the best and most versatile 
agricultural land (Grades 1, 2 or 3a)? 
Yes / No / Unknown 

Potentially - Grade 3 (undifferentiated) 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 
• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 
importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 
them); and/or 

• an area identified by national and local partnerships 
for habitat management, enhancement, restoration or 
creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 
an Air Quality Management Area (AQMA)? 
Yes / No / Unknown 

No 

Physical Constraints 

Is the site: 
Flat or relatively flat / Gently sloping or uneven / Steeply 
sloping 

Relatively flat 

Is there existing vehicle access to the site, or potential 
to create suitable access? 
Yes / No / Unknown 

Yes there is existing access. 

Is there existing pedestrian access to the site, or 
potential to create suitable access? 
Yes / No / Unknown 

Yes there is existing access, but there are no 
pavements linking the site to the village centre. 

Is there existing cycle access to the site, or potential to 
create suitable access? 
Yes / No / Unknown 

There is no designated cycle path, but the site is 
accessible by bike from the road network. 

Are there any Public Rights of Way (PRoW) crossing 
the site? 
Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 
site? 
Yes / No / Unknown 

Unknown - no online mapping available. 

Are there veteran/ancient trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Unknown 

Are there other significant trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

No 

Is the site likely to be affected by ground 
contamination? 
Yes / No / Unknown 

Unknown 

Is there any utilities infrastructure crossing the site i.e. 
power lines/pipe lines, or is the site in close proximity 
to hazardous installations? 
Yes / No / Unknown 

Unknown 
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2. Assessment of Suitability  

Would development of the site result in a loss of 
social, amenity or community value? 
Yes / No / Unknown  

No 

Accessibility 
Distances to community facilities and services should be measured using walking routes from the centre of each site 
to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 
are measured from the edge of the site. 

Facilities 

Town / 
local 
centre / 
shop 

Bus / Tram 
Stop 

Train station 
 

Primary 
School 

Secondary 
School 

Open 
Space / 
recreation 
facilities 

Cycle Route 

Distance 
(metres) >1200 <400 >1200 400-1200 1600-3900 <400 to 

open space 

<400 to road 
network. 
 

Landscape and Visual Constraints 
This section should be answered based on existing evidence or by a qualified landscape consultant. 
Is the site low, medium or high sensitivity in terms 
of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

While there is no specific landscape assessment for this 
site in particular, it is likely to have low landscape 
sensitivity due to its small scale and current use. The East 
Devon and Blackdown Hills Landscape Character 
Assessment (2019) notes that the rural character should 
be protected and large scale development should be 
guided towards area with existing access and 
infrastructure. 

Is the site low, medium or high sensitivity in terms 
of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

The site is likely to have low visual sensitivity as it is a 
brownfield site. 
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Heritage Constraints 

Would the development of the site cause harm to a 
designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

Some impact - the site is in close proximity to Grade II 
Coxe's Dairy or Farmhouse and Linden Lee. 

Would the development of the site cause harm to a 
non-designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. 

Planning Policy Constraints 

Is the site in the Green Belt? 
Yes / No / Unknown 

No 

Is the site allocated for a particular use (e.g. housing 
/ employment) or designated as open space in the 
adopted and / or emerging Local Plan?  
Yes / No / Unknown 

The site is included in the area of search for a new 
settlement in the emerging Local Plan, while this is not an 
allocation at this stage continued consultation between 
the LPA and neighbourhood planning group is required to 
understand whether an allocation should be made as part 
of the LP or NP process. 

Are there any other relevant planning policies 
relating to the site? 

Adopted Strategy 6, 7 and 32 and emerging Strategy 6, 7 
and 8 and Policy 51. 

Is the site:  
Greenfield / A mix of greenfield and previously 
developed land / Previously developed land 

PDL 

Is the site within, adjacent to or outside the existing 
built up area?  
Within / Adjacent to and connected to /  
Outside and not connected to 

Outside 

Is the site within, adjacent to or outside the existing 
settlement boundary (if one exists)? 
Within / Adjacent to and connected to /  
Outside and not connected to 

Outside 

Would development of the site result in 
neighbouring settlements merging into one 
another? 
Yes / No / Unknown 

No 

Is the size of the site large enough to significantly 
change the size and character of the existing 
settlement? 
Yes / No / Unknown 

No 
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3. Assessment of Availability 

Is the site available for development?  
Yes / No / Unknown Yes 

Are there any known legal or ownership problems 
such as unresolved multiple ownerships, ransom 
strips, tenancies, or operational requirements of 
landowners? 
Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 
Available now / 0-5 years / 6-10 years / 11-15 years 

Unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 
affect viability, such as demolition, land remediation 
or relocating utilities? What evidence is available to 
support this judgement? 
Yes / No / Unknown 

Unknown 

5. Conclusions 

What is the expected development capacity of the 
site? (either as proposed by site promoter or estimated 
through SHLAA/HELAA or Neighbourhood Plan Site 
Assessment) 

Approximately 20 

What is the likely timeframe for development 
(0-5 / 6-10 / 11-15 / 15+ years) 

Unknown 

Overall rating (Red/Amber/Green)  
The site is suitable and available  
The site is potentially suitable, and available.   
The site is not currently suitable, and available.  
Are there any known viability issues? 
Yes / No 

Amber 
 
Unknown 
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Summary of justification for rating 

This is a medium sized site with an active employment 
use.  
 
It is not clear if the site is being promoted for employment 
or residential use. Adopted Strategy 32 (Resisting loss of 
employment, retail and community sites and buildings) 
does allow for the redevelopment of employment sites 
where it can be clearly demonstrated that there is a 
surplus supply of land or provision in the locality, but as it 
is in active use, residential redevelopment is unlikely to 
meet the requirements of emerging Policy 51 (Resisting 
the loss of employment sites).  
 
The site is likely to require demolition and potentially 
remediation/decontamination due to its existing use by a 
coach transport company, which could increase the costs 
of development. There is an anaerobic digester to the 
south of the site, which may act as a barrier to residential 
development due to potential odours and safety.  
 
Therefore, the site is potentially suitable for allocation 
under adopted policy, subject to the provision of 
appropriate evidence, but it is recommended that any 
allocation is discussed with the LPA due to the current 
operation of the site and the potential conflict with 
emerging Local Plan policy on the redevelopment of 
active employment sites. 



Neighbourhood Planning Site Assessment Proforma: Sowt07 

 
Prepared for:  Bishops Clyst Parish Council   
 

AECOM 
111 

 

Sowt_07 
 

1. Site Details 

Site Reference / Name Sowt07 

Site Address / Location Denbowe 

Gross Site Area  
(Hectares) 0.27 

SHLAA/SHELAA Reference 
(if applicable) Sowt07 

Preliminary Local Plan Site 
Suitability  Red - no comment. 

Existing land use Dwelling and curtilage 

Land use being considered Residential 

Development Capacity 
(Proposed by Landowner or 
SHLAA/HELAA) 

Unknown 

Site identification method / source HELAA 2021 

Planning history None recent or relevant 

Neighbouring uses Greenspace, business park and A3053 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 
the following statutory environmental designations:  
Yes / No / partly or adjacent 

• Ancient Woodland 
• Area of Outstanding Natural Beauty (AONB) 
• Biosphere Reserve 
• Local Nature Reserve (LNR) 
• National Nature Reserve (NNR) 
• National Park 
• Ramsar Site 
• Site of Special Scientific Interest (SSSI)* 
• Special Area of Conservation (SAC) 
• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 
would the proposed use/development trigger the 
requirement to consult Natural England? 

Yes - SSSI Impact Risk Zone (only impacting 
developments of over 50 dwellings). 

Site is predominantly, or wholly, within or adjacent to 
the following non statutory environmental 
designations:  
Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 
• Local Wildlife Site (LWS) 
• Public Open Space 
• Site of Importance for Nature Conservation (SINC) 
• Nature Improvement Area 
• Regionally Important Geological Site 
• Other 

No 

Site is predominantly, or wholly, within Flood Zones 2 
or 3?  
See guidance notes: 

• Flood Zone 1: Low Risk 
• Flood Zone 2: Medium Risk 
• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 
• Flood Zone 3 (highly vulnerable site use): High Risk 

Low risk 

Site is at risk of surface water flooding?  
See guidance notes: 

• Less than 15% of the site is affected by medium or 
high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 
surface water flooding – Medium Risk 

Low risk 

Is the land classified as the best and most versatile 
agricultural land (Grades 1, 2 or 3a)? 
Yes / No / Unknown 

Potentially - Grade 3 (undifferentiated) 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 
• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 
importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 
them); and/or 

• an area identified by national and local partnerships 
for habitat management, enhancement, restoration or 
creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 
an Air Quality Management Area (AQMA)? 
Yes / No / Unknown 

No 

Physical Constraints 

Is the site: 
Flat or relatively flat / Gently sloping or uneven / Steeply 
sloping 

Relatively flat 

Is there existing vehicle access to the site, or potential 
to create suitable access? 
Yes / No / Unknown 

Yes there is existing access 

Is there existing pedestrian access to the site, or 
potential to create suitable access? 
Yes / No / Unknown 

Yes there is existing access, but there are no 
pavements linking the site to the village centre. 

Is there existing cycle access to the site, or potential to 
create suitable access? 
Yes / No / Unknown 

There is no designated cycle path, but the site is 
accessible by bike from the road network. 

Are there any Public Rights of Way (PRoW) crossing 
the site? 
Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 
site? 
Yes / No / Unknown 

Unknown - no online mapping available. 

Are there veteran/ancient trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Unknown 

Are there other significant trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Yes within 

Is the site likely to be affected by ground 
contamination? 
Yes / No / Unknown 

Unknown but unlikely given the existing site use. 

Is there any utilities infrastructure crossing the site i.e. 
power lines/pipe lines, or is the site in close proximity 
to hazardous installations? 
Yes / No / Unknown 

Unknown 
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2. Assessment of Suitability  

Would development of the site result in a loss of 
social, amenity or community value? 
Yes / No / Unknown  

No 

Accessibility 
Distances to community facilities and services should be measured using walking routes from the centre of each site 
to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 
are measured from the edge of the site. 

Facilities 

Town / 
local 
centre / 
shop 

Bus / Tram 
Stop 

Train station 
 

Primary 
School 

Secondary 
School 

Open 
Space / 
recreation 
facilities 

Cycle Route 

Distance 
(metres) >1200 <400 >1200 400-1200 1600-3900 <400 to 

open space 

<400 to road 
network. 
 

Landscape and Visual Constraints 
This section should be answered based on existing evidence or by a qualified landscape consultant. 
Is the site low, medium or high sensitivity in terms 
of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

While there is no specific  landscape assessment for this 
site in particular, it is likely to have low landscape 
sensitivity due to its small scale and current use. The East 
Devon and Blackdown Hills Landscape Character 
Assessment (2019) notes that the rural character should 
be protected and large scale development should be 
guided towards area with existing access and 
infrastructure. 

Is the site low, medium or high sensitivity in terms 
of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

The site is likely to have low visual sensitivity as it is a 
brownfield site. 

Heritage Constraints 

Would the development of the site cause harm to a 
designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

Mitigation possible - site is adjacent to Grade II Coxe's 
Dairy or Farmhouse. 
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2. Assessment of Suitability  

Would the development of the site cause harm to a 
non-designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. 

Planning Policy Constraints 

Is the site in the Green Belt? 
Yes / No / Unknown 

No 

Is the site allocated for a particular use (e.g. housing 
/ employment) or designated as open space in the 
adopted and / or emerging Local Plan?  
Yes / No / Unknown 

The site is included in the area of search for a new 
settlement in the emerging Local Plan, while this is not an 
allocation at this stage continued consultation between 
the LPA and neighbourhood planning group is required to 
understand whether an allocation should be made as part 
of the LP or NP process. 

Are there any other relevant planning policies 
relating to the site? 

Adopted Strategy 6 and 7 and emerging Strategy 6, 7 and 
8. 

Is the site:  
Greenfield / A mix of greenfield and previously 
developed land / Previously developed land 

PDL 

Is the site within, adjacent to or outside the existing 
built up area?  
Within / Adjacent to and connected to /  
Outside and not connected to 

Outside 

Is the site within, adjacent to or outside the existing 
settlement boundary (if one exists)? 
Within / Adjacent to and connected to /  
Outside and not connected to 

Outside 

Would development of the site result in 
neighbouring settlements merging into one 
another? 
Yes / No / Unknown 

No 

Is the size of the site large enough to significantly 
change the size and character of the existing 
settlement? 
Yes / No / Unknown 

No 
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3. Assessment of Availability 

Is the site available for development?  
Yes / No / Unknown Yes 

Are there any known legal or ownership problems 
such as unresolved multiple ownerships, ransom 
strips, tenancies, or operational requirements of 
landowners? 
Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 
Available now / 0-5 years / 6-10 years / 11-15 years 

Unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 
affect viability, such as demolition, land remediation 
or relocating utilities? What evidence is available to 
support this judgement? 
Yes / No / Unknown 

Unknown 

5. Conclusions 

What is the expected development capacity of the 
site? (either as proposed by site promoter or estimated 
through SHLAA/HELAA or Neighbourhood Plan Site 
Assessment) 

1 dwelling 

What is the likely timeframe for development 
(0-5 / 6-10 / 11-15 / 15+ years) 

Unknown 

Overall rating (Red/Amber/Green)  
The site is suitable and available  
The site is potentially suitable, and available.   
The site is not currently suitable, and available.  
Are there any known viability issues? 
Yes / No 

Red 
 
Unknown 

Summary of justification for rating 

This is a small site comprising a dwelling and its curtilage. 
It is not well connected to services and facilities and there 
is no pedestrian footpath serving the site. The site could 
accommodate a replacement dwelling, but is unlikely to 
be suitable for additional residential development and is 
therefore unsuitable for allocation in the Neighbourhood 
Plan. 
 
Any development on the site would need to be designed 
sensitively to mitigate any impact on the adjacent Grade II 
listed building. It is adjacent to a site which is in active 
employment use, and mitigation may be required for noise 
related to the existing use. 
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Sowt_08 
 

1. Site Details 

Site Reference / Name Sowt08 

Site Address / Location 8.81 acres fronting the A3052 at The Cat and Fiddle, Clyst St Mary 

Gross Site Area  
(Hectares) 3.57 

SHLAA/SHELAA Reference 
(if applicable) Sowt08 

Preliminary Local Plan Site 
Suitability  

Amber  (4 - Fair site, Moderate constraints or sensitives and any 
infrastructure costs can likely be overcome). 
No comment on the site specifically. 

Existing land use Greenfield 

Land use being considered Residential 

Development Capacity 
(Proposed by Landowner or 
SHLAA/HELAA) 

Unknown 

Site identification method / source HELAA 2021 

Planning history None recent or relevant 

Neighbouring uses Residential and greenspace 

 
 

  



Neighbourhood Planning Site Assessment Proforma: Sowt08 

 
Prepared for:  Bishops Clyst Parish Council   
 

AECOM 
118 

 

2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 
the following statutory environmental designations:  
Yes / No / partly or adjacent 

• Ancient Woodland 
• Area of Outstanding Natural Beauty (AONB) 
• Biosphere Reserve 
• Local Nature Reserve (LNR) 
• National Nature Reserve (NNR) 
• National Park 
• Ramsar Site 
• Site of Special Scientific Interest (SSSI)* 
• Special Area of Conservation (SAC) 
• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 
would the proposed use/development trigger the 
requirement to consult Natural England? 

Yes - SSSI Impact Risk Zone (only impacting 
developments of over 50 dwellings). 

Site is predominantly, or wholly, within or adjacent to 
the following non statutory environmental 
designations:  
Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 
• Local Wildlife Site (LWS) 
• Public Open Space 
• Site of Importance for Nature Conservation (SINC) 
• Nature Improvement Area 
• Regionally Important Geological Site 
• Other 

No 

Site is predominantly, or wholly, within Flood Zones 2 
or 3?  
See guidance notes: 

• Flood Zone 1: Low Risk 
• Flood Zone 2: Medium Risk 
• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 
• Flood Zone 3 (highly vulnerable site use): High Risk 

The south eastern part of the site and along the 
southern boundary is high risk. The rest of the site is 
low risk. 

Site is at risk of surface water flooding?  
See guidance notes: 

• Less than 15% of the site is affected by medium or 
high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 
surface water flooding – Medium Risk 

Low risk 

Is the land classified as the best and most versatile 
agricultural land (Grades 1, 2 or 3a)? 
Yes / No / Unknown 

Potentially - Grade 3 (undifferentiated) 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 
• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 
importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 
them); and/or 

• an area identified by national and local partnerships 
for habitat management, enhancement, restoration or 
creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 
an Air Quality Management Area (AQMA)? 
Yes / No / Unknown 

No 

Physical Constraints 

Is the site: 
Flat or relatively flat / Gently sloping or uneven / Steeply 
sloping 

Flat 

Is there existing vehicle access to the site, or potential 
to create suitable access? 
Yes / No / Unknown 

Yes access could be created from the A3052. 

Is there existing pedestrian access to the site, or 
potential to create suitable access? 
Yes / No / Unknown 

Yes access could be created from the A3052. 

Is there existing cycle access to the site, or potential to 
create suitable access? 
Yes / No / Unknown 

There is no designated cycle path, but the site is 
accessible by bike from the road network. 

Are there any Public Rights of Way (PRoW) crossing 
the site? 
Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 
site? 
Yes / No / Unknown 

Unknown - no online mapping available. 

Are there veteran/ancient trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Unknown 

Are there other significant trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Yes adjacent 

Is the site likely to be affected by ground 
contamination? 
Yes / No / Unknown 

Unknown but unlikely given the existing site use. 

Is there any utilities infrastructure crossing the site i.e. 
power lines/pipe lines, or is the site in close proximity 
to hazardous installations? 
Yes / No / Unknown 

Unknown 
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2. Assessment of Suitability  

Would development of the site result in a loss of 
social, amenity or community value? 
Yes / No / Unknown  

No 

Accessibility 
Distances to community facilities and services should be measured using walking routes from the centre of each site 
to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 
are measured from the edge of the site. 

Facilities 

Town / 
local 
centre / 
shop 

Bus / Tram 
Stop 

Train station 
 

Primary 
School 

Secondary 
School 

Open 
Space / 
recreation 
facilities 

Cycle Route 

Distance 
(metres) >1200 <400 >1200 >1200 1600-3900 <400 to 

open space 

<400 to road 
network. 
 

Landscape and Visual Constraints 
This section should be answered based on existing evidence or by a qualified landscape consultant. 
Is the site low, medium or high sensitivity in terms 
of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

While there is no specific landscape assessment for this 
site in particular, it is likely to have medium sensitivity 
given the size, location and interconnectivity with the 
wider landscape. The East Devon and Blackdown Hills 
Landscape Character Assessment (2019) notes that the 
rural character should be protected and large scale 
development should be guided towards area with existing 
access and infrastructure. Additionally it notes linear 
development along road should be avoided. 

Is the site low, medium or high sensitivity in terms 
of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

The site is likely to have medium visual sensitivity as there 
is a lack of natural enclosure to the north and east, but it 
is seen within the context of existing development to the 
south and west. 
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Heritage Constraints 

Would the development of the site cause harm to a 
designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. 

Would the development of the site cause harm to a 
non-designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. 

Planning Policy Constraints 

Is the site in the Green Belt? 
Yes / No / Unknown 

No 

Is the site allocated for a particular use (e.g. housing 
/ employment) or designated as open space in the 
adopted and / or emerging Local Plan?  
Yes / No / Unknown 

The site is included in the area of search for a new 
settlement in the emerging Local Plan, while this is not an 
allocation at this stage continued consultation between 
the LPA and neighbourhood planning group is required to 
understand whether an allocation should be made as part 
of the LP or NP process. 

Are there any other relevant planning policies 
relating to the site? 

Adopted Strategy 6 and 7 and emerging Strategy 6, 7 and 
8. 

Is the site:  
Greenfield / A mix of greenfield and previously 
developed land / Previously developed land 

Greenfield 

Is the site within, adjacent to or outside the existing 
built up area?  
Within / Adjacent to and connected to /  
Outside and not connected to 

Adjacent 

Is the site within, adjacent to or outside the existing 
settlement boundary (if one exists)? 
Within / Adjacent to and connected to /  
Outside and not connected to 

Outside 

Would development of the site result in 
neighbouring settlements merging into one 
another? 
Yes / No / Unknown 

Yes, extends Cat and Fiddle towards Hill Barton Business 
Park. 

Is the size of the site large enough to significantly 
change the size and character of the existing 
settlement? 
Yes / No / Unknown 

Yes 
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3. Assessment of Availability 

Is the site available for development?  
Yes / No / Unknown Yes 

Are there any known legal or ownership problems 
such as unresolved multiple ownerships, ransom 
strips, tenancies, or operational requirements of 
landowners? 
Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 
Available now / 0-5 years / 6-10 years / 11-15 years 

Unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 
affect viability, such as demolition, land remediation 
or relocating utilities? What evidence is available to 
support this judgement? 
Yes / No / Unknown 

Unknown 

5. Conclusions 

What is the expected development capacity of the 
site? (either as proposed by site promoter or estimated 
through SHLAA/HELAA or Neighbourhood Plan Site 
Assessment) 

Approximately 50 

What is the likely timeframe for development 
(0-5 / 6-10 / 11-15 / 15+ years) 

Unknown 

Overall rating (Red/Amber/Green)  
The site is suitable and available  
The site is potentially suitable, and available.   
The site is not currently suitable, and available.  
Are there any known viability issues? 
Yes / No 

Amber 
 
Unknown 

  



Neighbourhood Planning Site Assessment Proforma: Sowt08 

 
Prepared for:  Bishops Clyst Parish Council   
 

AECOM 
123 

 

Summary of justification for rating 

This is a medium sized site located to the east of the Cat 
and Fiddle estate. While it is adjacent to existing 
development, there are no services/facilities within 
walking distance, although there are bus stops adjacent to 
the site and a footway links the site with Clyst St Mary.   
 
While there is no specific landscape assessment for this 
site in particular, it is likely to have medium sensitivity 
given the size, location and interconnectivity with the 
wider landscape. The East Devon and Blackdown Hills 
Landscape Character Assessment (2019) notes that the 
rural character should be protected and large scale 
development should be guided towards area with existing 
access and infrastructure. Additionally it notes linear 
development along roads should be avoided. 
Development of the site would significantly reduce the gap 
between the Cat and Fiddle and Hill Barton Business Park 
to the east. 
 
The site is located within a SSSI Impact Risk Zone which 
requires consultation with Natural England for residential 
development over 50 dwellings. 
 
Therefore, the site is potentially appropriate for allocation 
in the Neighbourhood Plan, in line with adopted Strategic 
Policy 7 (Development in the Countryside) and emerging 
Strategic Policy 8 (Development beyond Settlement 
Boundaries), subject to consultation with Natural England 
and evidence that the landscape impact could be 
mitigated. 
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Sowt_09 
 

1. Site Details 

Site Reference / Name Sowt09 

Site Address / Location 3.69 acres Bishops Court Lane, Clyst St Mary 

Gross Site Area  
(Hectares) 1.50 

SHLAA/SHELAA Reference 
(if applicable) Sowt09 

Preliminary Local Plan Site Suitability  

Lighter Green (5 - Good site, minor constraints or sensitivities and 
limited infrastructure costs).  
This site is set on a slight slope but very well related to existing 
settlement. Preferred allocation site. 

Existing land use Dwelling and greenfield 

Land use being considered Residential 

Development Capacity 
(Proposed by Landowner or SHLAA/HELAA) 40 

Site identification method / source HELAA 2021 

Planning history None recent or relevant 

Neighbouring uses Residential and greenspace 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 
the following statutory environmental designations:  
Yes / No / partly or adjacent 

• Ancient Woodland 
• Area of Outstanding Natural Beauty (AONB) 
• Biosphere Reserve 
• Local Nature Reserve (LNR) 
• National Nature Reserve (NNR) 
• National Park 
• Ramsar Site 
• Site of Special Scientific Interest (SSSI)* 
• Special Area of Conservation (SAC) 
• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 
would the proposed use/development trigger the 
requirement to consult Natural England? 

Yes - SSSI Impact Risk Zone (only impacting 
developments of over 50 dwellings). 

Site is predominantly, or wholly, within or adjacent to 
the following non statutory environmental 
designations:  
Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 
• Local Wildlife Site (LWS) 
• Public Open Space 
• Site of Importance for Nature Conservation (SINC) 
• Nature Improvement Area 
• Regionally Important Geological Site 
• Other 

Yes, Clyst Valley Regional Park (Strategy 10) and 
Green Wedge (Strategy 8) 

Site is predominantly, or wholly, within Flood Zones 2 
or 3?  
See guidance notes: 

• Flood Zone 1: Low Risk 
• Flood Zone 2: Medium Risk 
• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 
• Flood Zone 3 (highly vulnerable site use): High Risk 

Low risk 

Site is at risk of surface water flooding?  
See guidance notes: 

• Less than 15% of the site is affected by medium or 
high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 
surface water flooding – Medium Risk 

Low risk 

Is the land classified as the best and most versatile 
agricultural land (Grades 1, 2 or 3a)? 
Yes / No / Unknown 

Potentially - the map is unclear but it is either Grade 1 
or Grade 3 (undifferentiated) 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 
• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 
importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 
them); and/or 

• an area identified by national and local partnerships 
for habitat management, enhancement, restoration or 
creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 
an Air Quality Management Area (AQMA)? 
Yes / No / Unknown 

No 

Physical Constraints 

Is the site: 
Flat or relatively flat / Gently sloping or uneven / Steeply 
sloping 

Gently sloping 

Is there existing vehicle access to the site, or potential 
to create suitable access? 
Yes / No / Unknown 

Yes access could be created from Bishop's Court Lane, 
but would require significant hedgerow removal. 
Alternatively the existing dwelling could be removed to 
provide access directly to Frog Lane. 

Is there existing pedestrian access to the site, or 
potential to create suitable access? 
Yes / No / Unknown 

Yes access could be created but there are no 
pavements linking the site to the village centre, via 
Bishops court Lane, but there are links from Frog Lane. 

Is there existing cycle access to the site, or potential to 
create suitable access? 
Yes / No / Unknown 

There is no designated cycle path, but the site is 
accessible by bike from the road network. 

Are there any Public Rights of Way (PRoW) crossing 
the site? 
Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 
site? 
Yes / No / Unknown 

Unknown - no online mapping available. 

Are there veteran/ancient trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Unknown 

Are there other significant trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Yes within 

Is the site likely to be affected by ground 
contamination? 
Yes / No / Unknown 

Unknown but unlikely given the existing site use. 

Is there any utilities infrastructure crossing the site i.e. 
power lines/pipe lines, or is the site in close proximity 
to hazardous installations? 
Yes / No / Unknown 

Unknown 



Neighbourhood Planning Site Assessment Proforma: Sowt09 

 
Prepared for:  Bishops Clyst Parish Council   
 

AECOM 
127 

 

2. Assessment of Suitability  

Would development of the site result in a loss of 
social, amenity or community value? 
Yes / No / Unknown  

No 

Accessibility 
Distances to community facilities and services should be measured using walking routes from the centre of each site 
to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 
are measured from the edge of the site. 

Facilities 

Town / 
local 
centre / 
shop 

Bus / Tram 
Stop 

Train station 
 

Primary 
School 

Secondary 
School 

Open 
Space / 
recreation 
facilities 

Cycle Route 

Distance 
(metres) <400 <400 >1200 <400 1600-3900 <400 to 

open space 

<400 to road 
network. 
 

Landscape and Visual Constraints 
This section should be answered based on existing evidence or by a qualified landscape consultant. 
Is the site low, medium or high sensitivity in terms 
of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

Clyst St Marys Landscape Character Assessment states 
that overall landscape sensitivity is moderate high due to 
visual exposure  outside well contained settlement 
boundary. It should be noted that  this site is in a relatively 
prominent location in relation to the existing  settlement, 
the majority of which is at a lower level. 

Is the site low, medium or high sensitivity in terms 
of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

The site is likely to have low visual sensitivity as it is well 
enclosed by existing development and substantial 
trees/hedgerows. 

Heritage Constraints 

Would the development of the site cause harm to a 
designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation Some impact - the site is adjacent to Grade II Newhouse. 



Neighbourhood Planning Site Assessment Proforma: Sowt09 

 
Prepared for:  Bishops Clyst Parish Council   
 

AECOM 
128 

 

2. Assessment of Suitability  

Would the development of the site cause harm to a 
non-designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. 

Planning Policy Constraints 

Is the site in the Green Belt? 
Yes / No / Unknown 

No 

Is the site allocated for a particular use (e.g. housing 
/ employment) or designated as open space in the 
adopted and / or emerging Local Plan?  
Yes / No / Unknown 

No 

Are there any other relevant planning policies 
relating to the site? 

Adopted Strategy 6 and 7 and emerging Strategy 6, 7 and 
8. 

Is the site:  
Greenfield / A mix of greenfield and previously 
developed land / Previously developed land 

Mix of PDL and greenfield 

Is the site within, adjacent to or outside the existing 
built up area?  
Within / Adjacent to and connected to /  
Outside and not connected to 

Adjacent 

Is the site within, adjacent to or outside the existing 
settlement boundary (if one exists)? 
Within / Adjacent to and connected to /  
Outside and not connected to 

Adjacent 

Would development of the site result in 
neighbouring settlements merging into one 
another? 
Yes / No / Unknown 

Yes, extends the village of Clyst St Mary towards Sowton. 

Is the size of the site large enough to significantly 
change the size and character of the existing 
settlement? 
Yes / No / Unknown 

No 
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3. Assessment of Availability 

Is the site available for development?  
Yes / No / Unknown Yes 

Are there any known legal or ownership problems 
such as unresolved multiple ownerships, ransom 
strips, tenancies, or operational requirements of 
landowners? 
Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 
Available now / 0-5 years / 6-10 years / 11-15 years 

Unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 
affect viability, such as demolition, land remediation 
or relocating utilities? What evidence is available to 
support this judgement? 
Yes / No / Unknown 

Unknown 

5. Conclusions 

What is the expected development capacity of the 
site? (either as proposed by site promoter or estimated 
through SHLAA/HELAA or Neighbourhood Plan Site 
Assessment) 

Approximately 30-40 

What is the likely timeframe for development 
(0-5 / 6-10 / 11-15 / 15+ years) 

Unknown 

Overall rating (Red/Amber/Green)  
The site is suitable and available  
The site is potentially suitable, and available.   
The site is not currently suitable, and available.  
Are there any known viability issues? 
Yes / No 

Amber 
 
Unknown 
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Summary of justification for rating 

This is medium sized site to the north of Clyst St Mary 
village.  
 
New House, a listed building, is located on the narrow 
access road (Bishops Court Lane) between the village 
and the site, therefore there is limited capacity for this to 
be upgraded and a high level of vehicular activity may 
also impact the heritage asset. However, an alternative 
access could be provided directly to Frog Lane through 
the removal of the existing dwelling which would alleviate 
the access issues. It may be possible to extend the 
footway on Frog Lane to allow for pedestrian access at 
this point, although this would lead to the loss of some on-
street parking.  
 
Access should be discussed with the highways authority 
due to the potential impact of additional traffic on Frog 
Lane which would result from new development. 
Congestion on this route through the village centre has 
been identified as an issue in parking and traffic studies 
prepared to support the made NP. 
 
The Landscape Character Assessment states that overall 
landscape sensitivity is moderate high due to visual 
exposure outside the well contained settlement boundary. 
It should be noted that  this site is in a relatively prominent 
location in relation to the existing  settlement, the majority 
of which is at a lower level.  
 
The site is located within Clyst Valley Regional Park, and 
development should contribute to the park's objectives, 
including the establishment of high quality landscapes, in 
accordance with adopted Strategy 10 (Green 
Infrastructure in East Devon's West End). 
 
The site is identified as a preferred allocation in the 
emerging Local Plan, in conjunction with the western part 
of site Sowt_01. If this allocation becomes adopted policy, 
the Neighbourhood Plan should not duplicate the site 
allocation. However, if it is not allocated in the Local Plan, 
it is potentially appropriate for allocation in the 
Neighbourhood Plan, in line with adopted Strategic Policy 
7 (Development in the Countryside) and emerging 
Strategic Policy 8 (Development beyond Settlement 
Boundaries), subject to establishing an appropriate 
access, mitigating the landscape and visual impact, as 
well as consultation with the LPA on the potential for 
development in the Clyst Valley Regional Park. 
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Sowt_10 
 

1. Site Details 

Site Reference / Name Sowt10 

Site Address / Location Timbervale And Part Pine Ridge Sowton Village, Nr Exeter 

Gross Site Area  
(Hectares) 0.31 

SHLAA/SHELAA Reference 
(if applicable) Sowt10 

Preliminary Local Plan Site Suitability  No information. 

Existing land use Dwelling and curtilage 

Land use being considered Residential 

Development Capacity 
(Proposed by Landowner or SHLAA/HELAA) Unknown 

Site identification method / source HELAA 2021 

Planning history None recent or relevant 

Neighbouring uses Residential and greenspace 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 
the following statutory environmental designations:  
Yes / No / partly or adjacent 

• Ancient Woodland 
• Area of Outstanding Natural Beauty (AONB) 
• Biosphere Reserve 
• Local Nature Reserve (LNR) 
• National Nature Reserve (NNR) 
• National Park 
• Ramsar Site 
• Site of Special Scientific Interest (SSSI)* 
• Special Area of Conservation (SAC) 
• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 
would the proposed use/development trigger the 
requirement to consult Natural England? 

Yes - SSSI Impact Risk Zone (only impacting 
developments of over 50 dwellings). 

Site is predominantly, or wholly, within or adjacent to 
the following non statutory environmental 
designations:  
Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 
• Local Wildlife Site (LWS) 
• Public Open Space 
• Site of Importance for Nature Conservation (SINC) 
• Nature Improvement Area 
• Regionally Important Geological Site 
• Other 

Yes, Clyst Valley Regional Park (Strategy 10) and 
Green Wedge (Strategy 8) 

Site is predominantly, or wholly, within Flood Zones 2 
or 3?  
See guidance notes: 

• Flood Zone 1: Low Risk 
• Flood Zone 2: Medium Risk 
• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 
• Flood Zone 3 (highly vulnerable site use): High Risk 

Low risk 

Site is at risk of surface water flooding?  
See guidance notes: 

• Less than 15% of the site is affected by medium or 
high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 
surface water flooding – Medium Risk 

Low risk 

Is the land classified as the best and most versatile 
agricultural land (Grades 1, 2 or 3a)? 
Yes / No / Unknown 

Yes - Grade 1 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 
• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 
importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 
them); and/or 

• an area identified by national and local partnerships 
for habitat management, enhancement, restoration or 
creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 
an Air Quality Management Area (AQMA)? 
Yes / No / Unknown 

No 

Physical Constraints 

Is the site: 
Flat or relatively flat / Gently sloping or uneven / Steeply 
sloping 

Gently sloping 

Is there existing vehicle access to the site, or potential 
to create suitable access? 
Yes / No / Unknown 

Yes there is existing access. 

Is there existing pedestrian access to the site, or 
potential to create suitable access? 
Yes / No / Unknown 

Yes there is existing access, but there are no 
pavements linking the site to the village centre. 

Is there existing cycle access to the site, or potential to 
create suitable access? 
Yes / No / Unknown 

There is no designated cycle path, but the site is 
accessible by bike from the road network. 

Are there any Public Rights of Way (PRoW) crossing 
the site? 
Yes / No / Unknown 

No, but there is a footpath along the northern boundary. 

Are there any known Tree Preservation Orders on the 
site? 
Yes / No / Unknown 

Unknown - no online mapping available. 

Are there veteran/ancient trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Unknown 

Are there other significant trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Yes, the site has dense tree cover over the majority of 
the site 

Is the site likely to be affected by ground 
contamination? 
Yes / No / Unknown 

Unknown but unlikely given the existing site use. 

Is there any utilities infrastructure crossing the site i.e. 
power lines/pipe lines, or is the site in close proximity 
to hazardous installations? 
Yes / No / Unknown 

Unknown 
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2. Assessment of Suitability  

Would development of the site result in a loss of 
social, amenity or community value? 
Yes / No / Unknown  

No 

Accessibility 
Distances to community facilities and services should be measured using walking routes from the centre of each site 
to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 
are measured from the edge of the site. 

Facilities 

Town / 
local 
centre / 
shop 

Bus / Tram 
Stop 

Train station 
 

Primary 
School 

Secondary 
School 

Open 
Space / 
recreation 
facilities 

Cycle Route 

Distance 
(metres) >1200 >800 >1200 >1200 1600-3900 <400 to 

open space 

<400 to road 
network. 
 

Landscape and Visual Constraints 
This section should be answered based on existing evidence or by a qualified landscape consultant. 
Is the site low, medium or high sensitivity in terms 
of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

While there is no specific landscape assessment for this 
site in particular, it is likely to have low landscape 
sensitivity due to its small scale and current use as a 
dwelling and its curtilage. 

Is the site low, medium or high sensitivity in terms 
of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

The site is likely to have low visual sensitivity as it is a 
brownfield site. 

Heritage Constraints 

Would the development of the site cause harm to a 
designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation No impact. 
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2. Assessment of Suitability  

Would the development of the site cause harm to a 
non-designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. 

Planning Policy Constraints 

Is the site in the Green Belt? 
Yes / No / Unknown 

No 

Is the site allocated for a particular use (e.g. housing 
/ employment) or designated as open space in the 
adopted and / or emerging Local Plan?  
Yes / No / Unknown 

No 

Are there any other relevant planning policies 
relating to the site? 

Adopted Strategy 6 and 7 and emerging Strategy 6, 7 and 
8. 

Is the site:  
Greenfield / A mix of greenfield and previously 
developed land / Previously developed land 

PDL 

Is the site within, adjacent to or outside the existing 
built up area?  
Within / Adjacent to and connected to /  
Outside and not connected to 

Adjacent 

Is the site within, adjacent to or outside the existing 
settlement boundary (if one exists)? 
Within / Adjacent to and connected to /  
Outside and not connected to 

Outside 

Would development of the site result in 
neighbouring settlements merging into one 
another? 
Yes / No / Unknown 

No 

Is the size of the site large enough to significantly 
change the size and character of the existing 
settlement? 
Yes / No / Unknown 

No 
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3. Assessment of Availability 

Is the site available for development?  
Yes / No / Unknown Yes 

Are there any known legal or ownership problems 
such as unresolved multiple ownerships, ransom 
strips, tenancies, or operational requirements of 
landowners? 
Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 
Available now / 0-5 years / 6-10 years / 11-15 years 

Unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 
affect viability, such as demolition, land remediation 
or relocating utilities? What evidence is available to 
support this judgement? 
Yes / No / Unknown 

Unknown 

5. Conclusions 

What is the expected development capacity of the 
site? (either as proposed by site promoter or estimated 
through SHLAA/HELAA or Neighbourhood Plan Site 
Assessment) 

1  dwelling 

What is the likely timeframe for development 
(0-5 / 6-10 / 11-15 / 15+ years) 

Unknown 

Overall rating (Red/Amber/Green)  
The site is suitable and available  
The site is potentially suitable, and available.   
The site is not currently suitable, and available.  
Are there any known viability issues? 
Yes / No 

Red 
 
Unknown 

Summary of justification for rating 

This is a small site comprising a dwelling and its curtilage.  
 
The site is within the Exeter Airport Vector, which means 
levels of noise from the airport generally make this area 
unsuitable for residential development. Adjacent sites to 
the north and east which were assessed in the Greater 
Exeter HELAA were found to be unsuitable for residential 
development due to the unacceptable levels of noise. 
Therefore, while a replacement dwelling may be 
acceptable, additional residential development is unlikely 
to be appropriate and the site is unsuitable for allocation 
in the Neighbourhood Plan as it would not result in a net 
increase in dwellings.  
 
The site is in proximity to the Sowton Conservation Area. 
Therefore, any development would need to be designed 
sensitively. It is also located within Clyst Valley Regional 
Park and a designated Green Wedge, and any 
development of the site should be in accordance with 
adopted Strategies 8 (Development in Green Wedges) 
and 10 (Green Infrastructure in East Devon's West End). 
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Sowt_11 
 

1. Site Details 

Site Reference / Name Sowt11 

Site Address / Location Land at Bishops Court Lane, Clyst St Mary 

Gross Site Area  
(Hectares) 9.18 

SHLAA/SHELAA Reference 
(if applicable) Sowt11 

Preliminary Local Plan Site 
Suitability  

Pink (3 - Poor site, Has large constraints and sensitivities but with high quality 
development these perhaps can be  
overcome. Infrastructure costs may be high but potentially could be 
deliverable). 
 Not very well located to existing settlement and very poor pedestrian access. 
Not considered to be one of the preferred sites. 

Existing land use Greenfield 

Land use being considered Residential 

Development Capacity 
(Proposed by Landowner or 
SHLAA/HELAA) 

175 

Site identification method / source HELAA 2021 

Planning history None recent or relevant 

Neighbouring uses Residential and greenspace 
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2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 
the following statutory environmental designations:  
Yes / No / partly or adjacent 

• Ancient Woodland 
• Area of Outstanding Natural Beauty (AONB) 
• Biosphere Reserve 
• Local Nature Reserve (LNR) 
• National Nature Reserve (NNR) 
• National Park 
• Ramsar Site 
• Site of Special Scientific Interest (SSSI)* 
• Special Area of Conservation (SAC) 
• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 
would the proposed use/development trigger the 
requirement to consult Natural England? 

Yes - SSSI Impact Risk Zone (only impacting 
developments of over 50 dwellings). 

Site is predominantly, or wholly, within or adjacent to 
the following non statutory environmental 
designations:  
Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 
• Local Wildlife Site (LWS) 
• Public Open Space 
• Site of Importance for Nature Conservation (SINC) 
• Nature Improvement Area 
• Regionally Important Geological Site 
• Other 

Yes, Clyst Valley Regional Park (Strategy 10) and 
partly within Green Wedge (Strategy 8) 

Site is predominantly, or wholly, within Flood Zones 2 
or 3?  
See guidance notes: 

• Flood Zone 1: Low Risk 
• Flood Zone 2: Medium Risk 
• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 
• Flood Zone 3 (highly vulnerable site use): High Risk 

Low risk; however, the northern boundary is adjacent to 
Flood Zone 3. 

Site is at risk of surface water flooding?  
See guidance notes: 

• Less than 15% of the site is affected by medium or 
high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 
surface water flooding – Medium Risk 

Low risk 

Is the land classified as the best and most versatile 
agricultural land (Grades 1, 2 or 3a)? 
Yes / No / Unknown 

Potentially - the map is unclear but it is either Grade 1 
or Grade 3 (undifferentiated) 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 
• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 
importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 
them); and/or 

• an area identified by national and local partnerships 
for habitat management, enhancement, restoration or 
creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 
an Air Quality Management Area (AQMA)? 
Yes / No / Unknown 

No 

Physical Constraints 

Is the site: 
Flat or relatively flat / Gently sloping or uneven / Steeply 
sloping 

Uneven 

Is there existing vehicle access to the site, or potential 
to create suitable access? 
Yes / No / Unknown 

Yes access could be created from the existing road into 
the site; however, the access road is very narrow and 
there is limited scope to upgrade it. 

Is there existing pedestrian access to the site, or 
potential to create suitable access? 
Yes / No / Unknown 

Yes access could be created but there are no 
pavements linking the site to the village centre. 

Is there existing cycle access to the site, or potential to 
create suitable access? 
Yes / No / Unknown 

There is no designated cycle path, but the site is 
accessible by bike from the road network. 

Are there any Public Rights of Way (PRoW) crossing 
the site? 
Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 
site? 
Yes / No / Unknown 

Unknown - no online mapping available. 

Are there veteran/ancient trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Unknown 

Are there other significant trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Yes adjacent 

Is the site likely to be affected by ground 
contamination? 
Yes / No / Unknown 

Unknown but unlikely given the existing site use. 

Is there any utilities infrastructure crossing the site i.e. 
power lines/pipe lines, or is the site in close proximity 
to hazardous installations? 
Yes / No / Unknown 

Yes telegraph poles crossing the site. 
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2. Assessment of Suitability  

Would development of the site result in a loss of 
social, amenity or community value? 
Yes / No / Unknown  

No 

Accessibility 
Distances to community facilities and services should be measured using walking routes from the centre of each site 
to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 
are measured from the edge of the site. 

Facilities 

Town / 
local 
centre / 
shop 

Bus / Tram 
Stop 

Train station 
 

Primary 
School 

Secondary 
School 

Open 
Space / 
recreation 
facilities 

Cycle Route 

Distance 
(metres) <400 <400 >1200 <400 1600-3900 <400 to 

open space 

<400 to road 
network. 
 

Landscape and Visual Constraints 
This section should be answered based on existing evidence or by a qualified landscape consultant. 
Is the site low, medium or high sensitivity in terms 
of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

Clyst St Marys Landscape Character Assessment states 
that overall landscape sensitivity is moderate high due to 
visual exposure  outside well contained settlement 
boundary. It should be noted that  this site is in a relatively 
prominent location in relation to the existing  settlement, 
the majority of which is at a lower level. 

Is the site low, medium or high sensitivity in terms 
of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

The site is likely to have high visual sensitivity due to the 
scale of the site on the edge of the existing built up area. 

Heritage Constraints 

Would the development of the site cause harm to a 
designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation No impact. 
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2. Assessment of Suitability  

Would the development of the site cause harm to a 
non-designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. 

Planning Policy Constraints 

Is the site in the Green Belt? 
Yes / No / Unknown 

No 

Is the site allocated for a particular use (e.g. housing 
/ employment) or designated as open space in the 
adopted and / or emerging Local Plan?  
Yes / No / Unknown 

No 

Are there any other relevant planning policies 
relating to the site? 

Adopted Strategy 6 and 7 and emerging Strategy 6, 7 and 
8. 

Is the site:  
Greenfield / A mix of greenfield and previously 
developed land / Previously developed land 

Greenfield 

Is the site within, adjacent to or outside the existing 
built up area?  
Within / Adjacent to and connected to /  
Outside and not connected to 

Adjacent 

Is the site within, adjacent to or outside the existing 
settlement boundary (if one exists)? 
Within / Adjacent to and connected to /  
Outside and not connected to 

Adjacent 

Would development of the site result in 
neighbouring settlements merging into one 
another? 
Yes / No / Unknown 

Yes, extends the village of Clyst St Mary towards Sowton. 

Is the size of the site large enough to significantly 
change the size and character of the existing 
settlement? 
Yes / No / Unknown 

Yes 

 
  



Neighbourhood Planning Site Assessment Proforma: Sowt11 

 
Prepared for:  Bishops Clyst Parish Council   
 

AECOM 
142 

 

3. Assessment of Availability 

Is the site available for development?  
Yes / No / Unknown Yes 

Are there any known legal or ownership problems 
such as unresolved multiple ownerships, ransom 
strips, tenancies, or operational requirements of 
landowners? 
Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 
Available now / 0-5 years / 6-10 years / 11-15 years 

Unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 
affect viability, such as demolition, land remediation 
or relocating utilities? What evidence is available to 
support this judgement? 
Yes / No / Unknown 

Unknown 

5. Conclusions 

What is the expected development capacity of the 
site? (either as proposed by site promoter or estimated 
through SHLAA/HELAA or Neighbourhood Plan Site 
Assessment) 

0 dwellings 

What is the likely timeframe for development 
(0-5 / 6-10 / 11-15 / 15+ years) 

Unknown 

Overall rating (Red/Amber/Green)  
The site is suitable and available  
The site is potentially suitable, and available.   
The site is not currently suitable, and available.  
Are there any known viability issues? 
Yes / No 

Amber 
 
Unknown 
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Summary of justification for rating 

This is a large site on the north eastern edge of Clyst St 
Mary village.  
 
The site is in relative proximity to the services and 
facilities within the village; however, there is currently no 
suitable access. Bishops Court Lane is a narrow road and 
would require widening along a significant proportion to 
provide access to the site. In addition, there is a listed 
building, New House, between the site and the village 
along the access road, and this would further limit the 
ability for the road to be widened. A high level of vehicular 
activity between the village and the site may also impact 
the heritage asset. The width constraints also mean that 
there are no pedestrian links into the village from the site.  
 
It is likely that suitable access could only be established 
through adjacent sites that are also being promoted for 
development (either Sowt_03 for the southern part of the 
site, or Sowt_01 for the northern part of the site). 
Development in conjunction with Sowt_03 would allow for 
access directly from the A3052 which would not lead to 
additional traffic on the narrower roads passing through 
the village centre. 
 
The Landscape Character Assessment states that overall 
landscape sensitivity is moderate to high due to visual 
exposure outside the well contained settlement boundary. 
While the site is at a higher elevation than the majority of 
the settlement, the visual impact of developing the part of 
the site south of Bishops Court Lane (approx. 3.2 ha.) is 
unlikely to be significant due to the mature hedgerows on 
its northern edge and the topography of site Sowt_03 
which screens the site from view from the south. The 
northern part of the site (north of Bishops Court Lane) is 
more exposed and is less suitable for development. 
 
The site is located within Clyst Valley Regional Park, and 
development should contribute to the park's objectives, 
including the establishment of high quality landscapes, in 
accordance with adopted Strategy 10 (Green 
Infrastructure in East Devon's West End). It is also within 
a SSSI Impact Risk Zone which requires consultation with 
Natural England for residential development over 50 
dwellings.  
 
Therefore, the site is potentially appropriate for partial 
allocation (corresponding to the field south and east of 
Bishops Court Lane) in the Neighbourhood Plan, subject 
to the provision of appropriate access through an adjacent 
site (Sowt_03). 
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Sowt_12 
 

1. Site Details 

Site Reference / Name Sowt12 

Site Address / Location Clyst Valley Garden Village, Land to the south and east of Clyst St Mary 
and Clyst St George 

Gross Site Area  
(Hectares) 7.07 

SHLAA/SHELAA Reference 
(if applicable) Sowt12 

Preliminary Local Plan Site Suitability  Red - no comment. 

Existing land use Farm buildings/ employment uses and greenfield 

Land use being considered Residential 

Development Capacity 
(Proposed by Landowner or 
SHLAA/HELAA) 

Unknown 

Site identification method / source HELAA 2021 

Planning history None recent or relevant 

Neighbouring uses Employment and greenspace 

  
  



Neighbourhood Planning Site Assessment Proforma: Sowt12 

 
Prepared for:  Bishops Clyst Parish Council   
 

AECOM 
145 

 

2. Assessment of Suitability  

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 
the following statutory environmental designations:  
Yes / No / partly or adjacent 

• Ancient Woodland 
• Area of Outstanding Natural Beauty (AONB) 
• Biosphere Reserve 
• Local Nature Reserve (LNR) 
• National Nature Reserve (NNR) 
• National Park 
• Ramsar Site 
• Site of Special Scientific Interest (SSSI)* 
• Special Area of Conservation (SAC) 
• Special Protection Area (SPA) 

*Does the site fall within a SSSI Impact Risk Zone and 
would the proposed use/development trigger the 
requirement to consult Natural England? 

Yes - SSSI Impact Risk Zone (only impacting 
developments of over 50 dwellings). 

Site is predominantly, or wholly, within or adjacent to 
the following non statutory environmental 
designations:  
Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor 
• Local Wildlife Site (LWS) 
• Public Open Space 
• Site of Importance for Nature Conservation (SINC) 
• Nature Improvement Area 
• Regionally Important Geological Site 
• Other 

No 

Site is predominantly, or wholly, within Flood Zones 2 
or 3?  
See guidance notes: 

• Flood Zone 1: Low Risk 
• Flood Zone 2: Medium Risk 
• Flood Zone 3 (less or more vulnerable site use): 

Medium Risk 
• Flood Zone 3 (highly vulnerable site use): High Risk 

Low risk 

Site is at risk of surface water flooding?  
See guidance notes: 

• Less than 15% of the site is affected by medium or 
high risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of 
surface water flooding – Medium Risk 

Low risk 

Is the land classified as the best and most versatile 
agricultural land (Grades 1, 2 or 3a)? 
Yes / No / Unknown 

Potentially - Grade 3 (undifferentiated) 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 
• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 
importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 
them); and/or 

• an area identified by national and local partnerships 
for habitat management, enhancement, restoration or 
creation? 

Yes / No / Unknown 

No 

Site is predominantly, or wholly, within or adjacent to 
an Air Quality Management Area (AQMA)? 
Yes / No / Unknown 

No 

Physical Constraints 

Is the site: 
Flat or relatively flat / Gently sloping or uneven / Steeply 
sloping 

Gently sloping 

Is there existing vehicle access to the site, or potential 
to create suitable access? 
Yes / No / Unknown 

Yes there is existing access. 

Is there existing pedestrian access to the site, or 
potential to create suitable access? 
Yes / No / Unknown 

Yes there is existing access, but no pavements linking 
the site to the village centre. 

Is there existing cycle access to the site, or potential to 
create suitable access? 
Yes / No / Unknown 

There is no designated cycle path, but the site is 
accessible by bike from the road network. 

Are there any Public Rights of Way (PRoW) crossing 
the site? 
Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 
site? 
Yes / No / Unknown 

Unknown - no online mapping available. 

Are there veteran/ancient trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Unknown 

Are there other significant trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

Yes within 

Is the site likely to be affected by ground 
contamination? 
Yes / No / Unknown 

Unknown 

Is there any utilities infrastructure crossing the site i.e. 
power lines/pipe lines, or is the site in close proximity 
to hazardous installations? 
Yes / No / Unknown 

Unknown 
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2. Assessment of Suitability  

Would development of the site result in a loss of 
social, amenity or community value? 
Yes / No / Unknown  

No 

Accessibility 
Distances to community facilities and services should be measured using walking routes from the centre of each site 
to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 
are measured from the edge of the site. 

Facilities 

Town / 
local 
centre / 
shop 

Bus / Tram 
Stop 

Train station 
 

Primary 
School 

Secondary 
School 

Open 
Space / 
recreation 
facilities 

Cycle Route 

Distance 
(metres) >1200 <400 >1200 400-1200 1600-3900 <400 to 

open space 

<400 to road 
network. 
 

Landscape and Visual Constraints 
This section should be answered based on existing evidence or by a qualified landscape consultant. 
Is the site low, medium or high sensitivity in terms 
of landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

While there is no specific  landscape assessment for this 
site in particular, it is likely to have medium sensitivity 
given the size, location and interconnectivity with the 
wider landscape. The East Devon and Blackdown Hills 
Landscape Character Assessment (2019) notes that the 
rural character should be protected and large scale 
development should be guided towards area with existing 
access and infrastructure. 

Is the site low, medium or high sensitivity in terms 
of visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

The site is likely to have low visual sensitivity due to the 
enclosed nature of the site and existing development. 

Heritage Constraints 

Would the development of the site cause harm to a 
designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

Direct impact - Grade II Linden Lee is located within the 
site to the north east. 
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2. Assessment of Suitability  

Would the development of the site cause harm to a 
non-designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. 

Planning Policy Constraints 

Is the site in the Green Belt? 
Yes / No / Unknown 

No 

Is the site allocated for a particular use (e.g. housing 
/ employment) or designated as open space in the 
adopted and / or emerging Local Plan?  
Yes / No / Unknown 

The site is included in the area of search for a new 
settlement in the emerging Local Plan, while this is not an 
allocation at this stage continued consultation between 
the LPA and neighbourhood planning group is required to 
understand whether an allocation should be made as part 
of the LP or NP process. 

Are there any other relevant planning policies 
relating to the site? 

Adopted Strategy 6, 7 and 32 and emerging Strategy 6, 7 
and 8 and Policy 51. 

Is the site:  
Greenfield / A mix of greenfield and previously 
developed land / Previously developed land 

Mix of PDL and greenfield 

Is the site within, adjacent to or outside the existing 
built up area?  
Within / Adjacent to and connected to /  
Outside and not connected to 

Outside 

Is the site within, adjacent to or outside the existing 
settlement boundary (if one exists)? 
Within / Adjacent to and connected to /  
Outside and not connected to 

Outside 

Would development of the site result in 
neighbouring settlements merging into one 
another? 
Yes / No / Unknown 

No 

Is the size of the site large enough to significantly 
change the size and character of the existing 
settlement? 
Yes / No / Unknown 

Yes 
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3. Assessment of Availability 

Is the site available for development?  
Yes / No / Unknown Yes 

Are there any known legal or ownership problems 
such as unresolved multiple ownerships, ransom 
strips, tenancies, or operational requirements of 
landowners? 
Yes / No / Unknown 

Unknown 

Is there a known time frame for availability? 
Available now / 0-5 years / 6-10 years / 11-15 years 

Unknown 

4. Assessment of Viability 

Is the site subject to any abnormal costs that could 
affect viability, such as demolition, land remediation 
or relocating utilities? What evidence is available to 
support this judgement? 
Yes / No / Unknown 

Unknown 

5. Conclusions 

What is the expected development capacity of the 
site? (either as proposed by site promoter or estimated 
through SHLAA/HELAA or Neighbourhood Plan Site 
Assessment) 

Approximately 50-100 

What is the likely timeframe for development 
(0-5 / 6-10 / 11-15 / 15+ years) 

Unknown 

Overall rating (Red/Amber/Green)  
The site is suitable and available  
The site is potentially suitable, and available.   
The site is not currently suitable, and available.  
Are there any known viability issues? 
Yes / No 

Amber 
 
Unknown 

  



Neighbourhood Planning Site Assessment Proforma: Sowt12 

 
Prepared for:  Bishops Clyst Parish Council   
 

AECOM 
150 

 

Summary of justification for rating 

This is a partially previously developed site, the eastern 
part of which is in use and contains an anaerobic digester. 
The western part is greenfield, including two small fields 
adjacent to the A3052. Smaller parcels of the site were 
submitted separately to the Neighbourhood Plan call for 
sites as Sites OML1, OML5 and OML6. 
 
The site is not within or adjacent to a settlement boundary 
or existing residential development, and if developed it 
would create a freestanding settlement in an 
unsustainable location with limited access to services. 
Development of the previously developed part of the site 
may be acceptable under Local Plan policy, subject to 
demonstrating the existing employment use is no longer 
viable (in accordance with adopted Strategy 32 and 
emerging Policy 51), although its current use is likely to 
mean that decontamination/rememdation is required 
which would significantly increase the costs of 
development.  
 
The site includes a Grade II listed building in the northeast 
corner. It is reasonably well-screened from the rest of the 
site, and it would be possible to locate development on 
other parts of the site to avoid direct impacts on the listed 
building. However, development of the greenfield part of 
the site would not be in accordance with adopted 
Strategies 7 and 15, or with national policy on sustainable 
development (NPPF paragraph 11), and therefore the 
greenfield sections of the site (corresponding to parcels 
OML1, OML5 and OML6) are not appropriate for 
allocation in the Neighbourhood Plan. 
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GH/ED/50 

Site Reference (HELAA) GH/ED/50 

Gross Site Area (Hectares) 46.38 

Proposed Land Use Residential or employment  

Site Capacity (HELAA) 770-993 dwellings or 41.38 ha of employment 

HELAA Conclusions 

Is the site suitable, available and 
achievable for the development 
proposed? What is the 
justification for this conclusion? 

Suitability Assessment: Stage A  

Strategic potential:   

Housing? Yes  

Employment? Yes  

Strategic Policy N/A. See paragraph 6.3 of the Main HELAA Report.  

Biodiversity No issues that would rule out site at Stage A.  

Airport Site is outside the Airport Vector.  

Flood Zone 3b Approximately 5 ha of the site is within Flood Zone 3. A 
precautionary approach will be taken whereby it is initially assumed that 
all land in Flood  

Zone 3 is functional floodplain (i.e. 3b).  

Conclusion An area of c.41.38 ha has passed the Stage A Suitability 
Assessment for strategic housing and employment development.  

Suitability Assessment: Stage B  

Access-  Access to the site for vehicles could be made from the County 
Highway Network. Contributions to improve the Clyst St Mary 
Roundabout and/or Junction 30 M5 and/or the A30/B3184 Junction 
and/or Junction 29 M5 may be required to alleviate traffic congestion. 
No nearby public transport routes.  No pedestrian or cycle 
infrastructure.  Site would need to be developed alongside adjoining 
land to provide sufficient transport infrastructure.  Significant 
contributions towards transport infrastructure and pedestrian/cycle link 
improvements would be required.  

Ecology- Within 10 km recreational disturbance zone for both Exe 
Estuary SPA and Pebblebed Heaths SAC, so requires Habitat 
Regulations mitigation. Within 5km GCN consultation zone. The 
Holbrook stream is a very important biodiversity corridor that needs 
strengthening. The site is very poorly served with rights of way and a 
comprehensive multi-use network will be required.  

Flood risk, water quality and drainage - Flooding: In addition to the 
areas within flood zone 3, land along the northern part of the site 
running from the east to the west is in flood zones 2.  Land in flood zone 
2 has a medium probability of experiencing fluvial flooding and only has 
the potential to be developed for residential or economic use if the 
sequential and exceptions tests set out in the NPPG are adhered to.  
Any planning application must be accompanied by a Flood Risk 
Assessment.  Any development must be accompanied by a suitable 
drainage strategy to deal with existing surface water flows through the 
site and any potential increase in surface runoff.  SuDS should be used 
where possible.  Water Framework Directive: Assumption would be that 
this site would have a mains connection and be served by a number of 
small treatment works.  It would be necessary to decide how to manage 
this group of sites' foul drainage. Would require confirmation that 
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capacity exists without detriment to current situation, via either the STW 
or via CSOs on infrastructure.  

Heritage and Archaeology - Heritage sensitivity: medium. Potential 
impact on Dymonds Farm, Higher Holbrook Farm (listed) and Fawns 
Cottages.  Evaluation and visual impact assessment recommended. 
Historic parish boundary and field pattern. Some potential for 
archaeology requiring further desk based assessment.  

Infrastructure Current lack of infrastructure located nearby so significant 
investment would be required on this and surrounding sites.  Education: 
Development in the area would need to be of sufficient size to provide a 
new primary school (1200+ dwellings). The area may be a good 
location for secondary provision, as it would be well placed strategically 
to support other development in the area. It could potentially take the 
pressure off secondary provision in Exmouth, Cranbrook, Clyst Vale and 
Ottery St Mary.  Development would need to be in excess of 4,000 
dwellings to sustain a secondary school, but the school would need to 
be large enough to support existing feeder primaries currently going to 
other schools. Without a secondary school this is not a very sustainable 
location and would require school transport.  

Landscape - Landscape sensitivity: Medium. Highly likely to be 
intervisibility between the Bishop's Court (including its parkland setting) 
and the site. Includes hedgerows around its boundary and a number of 
mature trees, particularly along the Aylesbeare Stream.  

Safety related constraints - Other: No safety-related constraints 
identified. Air quality: Any additional pressure on the A3052 has a 
significant risk of deteriorating air quality, due to congestion at the Clyst 
St Mary roundabout.  

Soils and contamination - Agricultural land classification: Detailed 
mapping indicates that the majority of the site is grades 2 and 3a, with a 
small section in the north grade 3b.  Minerals and Waste: No issues. 
Other Site slopes downwards from the south to the north to the 
Aylesbeare Stream.  

Site potential - The gross site area could deliver an average of 882 
dwellings or up to 41.38 ha employment land, subject to the constraints 
identified above.  

Achievability Assessment   

The HELAA Panel has assessed the site as achievable for strategic 
housing and employment development, alongside HELAA sites 
GH/ED/46-49 and GH/ED/51-62.  The Panel advises that development 
of most of this group of sites is unlikely to commence for another 6-10 
years, due to the need for significant preparatory strategic highways 
improvements.  This includes delivering infrastructure to (i) minimise the 
impact of development upon Junction 29 and 30 (the junctions 
themselves cannot necessarily be improved) and (ii) to address 
capacity constraints at the A30 Airport Junction.  The Panel advises that 
at least 7,000 homes must be provided across the site in order to 
deliver a road link between the A30 and A3052.  Significant work may 
also be required to address potential issues with airport instrument 
landing systems.  Smaller sites around the edges of Hill Barton could 
come forward for employment use in advance of years 6-10, but large 
scale employment development would depend upon delivery of the 
aforementioned strategic highways infrastructure.  The Panel advises 
that sites in the central part of the group, distant from the A30  

or A3052, are unachievable in isolation.  However, they are achievable 
in later phases as part of larger scale development. 
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How can these 
conclusions be 
applied to the 
Neighbourhood 
Planning Site 
Assessment? 

 

Has the site 
been 
excluded or 
assessed as 
unsuitable 
due to size? 
E.g. too 
small or too 
large?   

No  

Does more 
recent or 
additional 
information 
now exist 
which could 
change the 
HELAA 
findings? 

No 

Are there 
any 
concerns 
that the 
HELAA 
conclusion is 
reasonable 
and 
defensible? 

No  

Are the HELAA conclusions 
reasonable to be carried 
forward to the Neighbourhood 
Plan Site Assessment? If not, 
how would the conclusions 
change for the 
Neighbourhood Plan Site 
Assessment? 

The HELAA looks at strategic development across the district whereas 
the Neighbourhood Plan can only plan for the land within 
Neighbourhood Plan area boundary. Given the majority of the site falls 
outside the NP area the conclusions cannot be applied to the 
neighbourhood plan site assessment. 

In addition, the HELAA does not consider adopted and emerging 
policies which need to be considered in the Neighbourhood Plan site 
assessment.  

Neighbourhood Plan Site 
Assessment conclusion 

What is the justification for this 
judgement? 

This site has been assessed in the HELAA for both employment and 
residential development.  

The HELAA notes that access to the site would only be possible if 
developed together with additional sites, outside of the Neighbourhood 
Plan area, adjacent to the A30. The sole existing access to the part of 
the site which lies within the Neighbourhood Plan area is via a narrow 
lane (leading off the narrow Bishop’s Court Lane) which cannot 
accommodate two-way traffic. Significant upgrades would be required 
to the surrounding road network to service a site of this size. 

Therefore, the part of the site within the Neighbourhood Plan boundary 
is not appropriate for housing or employment allocation as it is not 
possible to access it in isolation. As noted in the HELAA, the site has a 
high degree of intervisibility with the surrounding countryside and any 
new development is likely to feature prominently in the landscape. 
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GH/ED/52 

Site Reference (HELAA) GH/ED/52 

Gross Site Area (Hectares) 36.27 

Proposed Land Use Residential or employment 

Site Capacity (HELAA) 628-810 dwellings or 33.77 employment space 

HELAA Conclusions 

Is the site suitable, available and 
achievable for the development 
proposed? What is the justification for 
this conclusion? 

Suitability Assessment: Stage A  

Strategic potential:   

Housing? Yes  

Employment? Yes  

Strategic Policy - N/A. See paragraph 6.3 of the Main HELAA 
Report.  

Biodiversity - No issues that would rule out site at Stage A.  

Airport - Site is outside the Airport Vector.  

Flood Zone 3b - Approximately 2.5 ha of the site is within Flood 
Zone 3. A precautionary approach will be taken whereby it is 
initially assumed that all land in Flood  

Zone 3 is functional floodplain (i.e. 3b).  

Conclusion - An area of c.33.77 ha has passed the Stage A 
Suitability Assessment for strategic housing and employment 
development.  

Suitability Assessment: Stage B   

Access - Access could be made from the A3052 Sidmouth or other 
County Highway Roads. Contributions to improve the Clyst St 
Mary Roundabout and/or Junction 30 M5 may be required to 
alleviate traffic congestion. Bus stop  

500m away, which has an hourly or better bus service along the 
A3052 linking to Exeter City Centre, although no pedestrian 
crossing present so would need to cross busy road. There is no 
nearby train station and poor cycle infrastructure along the A3052 
with no dedicated cycle route. Significant contributions towards 
transport infrastructure and pedestrian/cycle link improvements 
would be required.  

Ecology - Within 10 km recreational disturbance zone for both Exe 
Estuary SPA and Pebblebed Heaths SAC, so requires Habitat 
Regulations mitigation. Within 5km GCN consultation zone. 
Immediately adjacent to Cat Copse Unconfirmed wildlife Site and 
Tree Preservation Order. Buffering and enhancement of this 
woodland should form part of the GI.  

Flood risk, water quality and drainage - Flooding: In addition to 
that part of the site within floodzone 3, a small southern part of site 
is covered by floodzones 2 associated with Grindle Brook.  Land in 
flood zone 2 has a medium probability of experiencing fluvial 
flooding and only has the potential to be developed for residential 
or economic use if the sequential and exceptions tests set out in 
the NPPG are adhered to.  Any planning application must be 
accompanied by a Flood Risk Assessment.  Any development 
must be accompanied by a suitable drainage strategy to deal with 
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existing surface water flows through the site and any potential 
increase in surface runoff.  SuDS should be used where possible.  
Water Framework Directive: Assumption would be that this site 
would have a mains connection and be served by local Sewage 
Treatment Works. Would require confirmation that capacity exists 
without detriment to current situation, via either the STW or via 
CSOs on infrastructure.  

Heritage and Archaeology - Heritage sensitivity: medium. Potential 
impact Higher Holbrook Farm, which is listed.  Evaluation and 
visual impact assessment recommended. Some archaeological 
potential.  

Infrastructure - Currently lack of infrastructure located nearby so 
significant investment would be required on this and surrounding 
sites. Education: Development in the area would need to be of 
sufficient size to provide a new primary school (1200+ dwellings). 
The area may be a good location for secondary provision as it 
would be well placed strategically to support other development in 
the area.  It could potentially take the pressure off secondary 
provision in Exmouth, Cranbrook, Clyst Vale and Ottery St Mary.  
Development would need to be in excess of 4,000 dwellings to 
sustain a secondary school, but the school would need to be large 
enough to support existing feeder primaries currently going to 
other schools. Without a secondary school this is not a very 
sustainable location and would require school transport.  

Landscape - Landscape sensitivity: Medium. Intervisibility with the 
East Devon AONB is likely to be possible from the local ridge 
within the site. There is likely to be some intervisibility between the 
Bishop's Court (including its parkland setting) and the site. 
Includes hedgerows around its boundary and a number of mature 
trees.  

Safety related constraints - Noise/Other: Adjacent to industrial 
uses at Hill Barton Business Park, so there may be dust and noise 
related issues.  Air quality: Any additional pressure on the A3052 
has a significant risk of deteriorating air quality, due to congestion 
at the Clyst St Mary roundabout.  

Soils and contamination - Agricultural land classification: Detailed 
mapping indicates that the southern half of the site is grade 3b and 
the northern half is grades 2 and 3a.  Minerals and Waste: No 
mineral constraint. Part of the site is within the waste consultation 
zone for Hill Barton.  Care therefore required to avoid noise 
sensitive uses near to the waste management uses.  

Other - Site is largely level with a gentle slope upwards from the 
south to the north.  

Site potential - The gross site area could deliver an average of 
c.719 dwellings or up to 33.77 ha employment land, subject to the 
constraints highlighted above.  

Availability – next 5 years. 

Achievability Assessment   

The HELAA Panel has assessed the site as achievable for 
strategic housing and employment development, alongside 
HELAA sites GH/ED/46-51 and GH/ED/53-62.  The Panel advises 
that development of most of this group of sites is unlikely to 
commence for another 6-10 years, due to the need for significant 
preparatory strategic highways improvements.  This includes 
delivering infrastructure to (i) minimise the impact of development 



Site Options and Assessment  FINAL Bishops Clyst Parish Council 
   

 

 
Prepared for:  Bishops Clyst Parish Council   
 

AECOM 
157 

 

upon Junction 29 and 30 (the junctions themselves cannot 
necessarily be improved) and (ii) to address capacity constraints 
at the A30 Airport Junction.  The Panel advises that at least 7,000 
homes must be provided across the site in order to deliver a road 
link between the A30 and A3052.  Significant work may also be 
required to address potential issues with airport instrument landing 
systems.  Smaller sites around the edges of Hill Barton could 
come forward for employment use in advance of years 6-10, but 
large scale employment development would depend upon delivery 
of the aforementioned strategic highways infrastructure.  The 
Panel advises that sites in the central part of the group, distant 
from the A30 or A3052, are unachievable in isolation.  However, 
they are achievable in later phases as part of larger scale 
development.    

How can these 
conclusions be 
applied to the 
Neighbourhood 
Planning Site 
Assessment? 

 

Has the site been 
excluded or 
assessed as 
unsuitable due to 
size? E.g. too 
small or too large?   

No 

Does more recent 
or additional 
information now 
exist which could 
change the 
HELAA findings? 

No 

Are there any 
concerns that the 
HELAA conclusion 
is reasonable and 
defensible? 

No  

Are the HELAA conclusions 
reasonable to be carried forward to 
the Neighbourhood Plan Site 
Assessment? If not, how would the 
conclusions change for the 
Neighbourhood Plan Site 
Assessment? 

The HELAA looks at strategic development across the district 
whereas the Neighbourhood Plan can only plan for the land within 
Neighbourhood Plan area boundary. Given the majority of the site 
falls outside the NP area the conclusions cannot be applied to the 
neighbourhood plan site assessment. 

In addition, the HELAA does not consider adopted and emerging 
policies which need to be considered in the Neighbourhood Plan 
site assessment. 

Neighbourhood Plan Site 
Assessment conclusion 

What is the justification for this 
judgement? 

This site was assessed in the HELAA for both residential and 
employment uses. While the site is in close proximity to Hill Barton 
Business Park and Cat and Fiddle residential estate, it is not in 
close proximity to services and facilities, for which travel into Clyst 
St Mary would be required. This would be approximately 2 km and 
footpath links would need to be established. 

The site has some physical constraints as noted in the HELAA, 
such as areas of flood risk and landscape sensitivity; however, it is 
considered that these can be mitigated.  

The site is not within or adjacent to a settlement boundary.  
Adopted Local Plan Strategy 7 and emerging Strategic Policy 8 
both state that development in such locations will only be 
permitted where it is accords with a specific Local Plan or 
Neighbourhood Plan policy, and where development would not 
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harm landscape, amenity and environmental qualities. Allocation 
of the site would therefore need to be supported by evidence of its 
suitability for development and of the need for development.   

The site is included in the area of search for a new settlement in 
the emerging Local Plan and has been promoted to the Local 
Planning Authority for that purpose. It is a large site in the open 
countryside which would constitute a new freestanding settlement 
and would require consideration of supporting infrastructure 
including transport, utilities and community facilities. Sites of this 
scale are strategic in nature and should be considered as part of 
the Local Plan spatial strategy along with all potential locations for 
growth, in line with draft Strategic Policy 9. It would therefore not 
be appropriate to consider this site as a Neighbourhood Plan 
allocation in the absence of a specific agreement with the Local 
Planning Authority. 

It should also be noted that a number of sites are being promoted 
adjacent to this site, including site Sowt_08. If allocated or 
developed together, the current separation between the Cat and 
Fiddle estate and the Hill Barton Business Park is likely to be 
reduced or lost.  
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GH/ED/53 

Site Reference (HELAA) GH/ED/53 

Gross Site Area (Hectares) 11.57 

Proposed Land Use Housing or employment 

Site Capacity (HELAA) 215-278 dwellings or 11.57 employment land. 

HELAA Conclusions 

Is the site suitable, available and 
achievable for the development 
proposed? What is the justification for 
this conclusion? 

Suitability Assessment: Stage A  

Strategic potential:   

Housing? Yes  

Employment? Yes  

Strategic Policy - N/A. See paragraph 6.3 of the Main HELAA 
Report.  

Biodiversity - No issues that would rule out site at Stage.  

Airport - Site is outside the Airport Vector.  

Flood Zone 3b - No part of the site is within the functional flood 
plain.  

Conclusion - Site has passed the Stage A Suitability Assessment 
for strategic housing and employment development.  

Suitability Assessment: Stage B   

Access - Access for vehicles could be gained from the A3052. It is 
likely that a contribution will be required to carry the cycleway east 
from Westpoint across the frontage of this site. It is likely that a 
contribution to improve the Clyst St Mary Roundabout and/or 
Junction 30 M5 will be required to alleviate traffic congestion. Bus 
stop 400m away, which has an hourly or better bus service along 
the A3052 linking to Exeter City Centre, although no pedestrian 
crossing present so would need to cross busy road. There is no 
nearby train station, although there is a dedicated walkway to 
Clyst St Mary and beyond along the A3052 which pedestrians and 
cycles can use.  

Ecology - Within 10 km recreational disturbance zone for both Exe 
Estuary SPA and Pebblebed Heaths SAC, so requires Habitat 
Regulations mitigation. Within 5km GCN consultation zone. Site 
includes part of Cat Copse unconfirmed wildlife site which should 
be protected and enhanced as part of development.  

Flood risk, water quality and drainage - Flooding: The site lies 
within Flood Zone 1.  It therefore has a low probability of 
experiencing fluvial flooding. Any planning application should 
include a Flood Risk Assessment.  Any development must be 
accompanied by a suitable drainage strategy to deal with existing 
surface water flows through the site and any potential increase in 
surface runoff.  SuDS should be used where possible.  Water 
Framework Directive: Assumption would be that this site would 
have a mains connection and be served by local Sewage 
Treatment Works. Would require confirmation that capacity exists 
without detriment to current situation, via either the STW or via 
CSOs on infrastructure.  

Heritage and Archaeology - Heritage sensitivity: medium. Potential  
impact on Coxes Farm Cottage, Westpoint (various), Linden Lea.  
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Evaluation and visual impact assessment recommended. Some 
archaeological potential.  

Infrastructure - Currently lack of infrastructure nearby so significant 
investment would be required on site. Education: Development in 
the area would need to be of sufficient size to provide a new 
primary school (1200+ dwellings). The area may be a good 
location for secondary provision as it would be well placed 
strategically to support other development in the area.  It could 
potentially take the pressure off secondary provision in Exmouth, 
Cranbrook, Clyst Vale and Ottery St Mary.  Development would 
need to be in excess of 4,000 dwellings to sustain a secondary 
school, but the school would need to be large enough to support 
existing feeder primaries currently going to other schools. Without 
a secondary school this is not a very sustainable location and 
would require school transport.  

Landscape - Landscape sensitivity: Low-Medium. Intervisibility 
with the East Devon AONB is likely to be low or non-existent. Cat 
Copse covers the northern part of the site, which is protected 
under an area tree preservation order.  

Safety related constraints - Air quality: Any additional pressure on 
the A3052 has a significant risk of deteriorating air quality, due to 
congestion at the Clyst St Mary roundabout.  Other: Soil on the 
site was tested for anthrax in 2014 following a concern that it had 
been used as an unofficial foot and mouth burial ground.  Test 
results were negative.     

Soils and contamination - Agricultural land classification: Detailed 
mapping indicates that the majority of the site is grade 2 and 3a, 
with a small section of grade 3b in the east.  Minerals and Waste: 
No constraints.  

Other - Site is largely level.  

Site potential - The gross site area could deliver an average of 
c.247 dwellings or up to 11.57 ha employment land, subject to the 
constraints highlighted above.  The site adjoins other sites 
submitted in the HELAA.  

Availability – next 5 years.  

Achievability Assessment   

The HELAA Panel has assessed the site as achievable for 
strategic housing and employment development, alongside 
HELAA sites GH/ED/46-52 and GH/ED/54-62.  The Panel advises 
that development of most of this group of sites is unlikely to 
commence for another 6-10 years, due to the need for significant 
preparatory strategic highways improvements.  This includes 
delivering infrastructure to (i) minimise the impact of development 
upon Junction 29 and 30 (the junctions themselves cannot 
necessarily be improved) and (ii) to address capacity constraints 
at the A30 Airport Junction.  The Panel advises that at least 7,000 
homes must be provided across the site in order to deliver a road 
link between the A30 and A3052.  Significant work may also be 
required to address potential issues with airport instrument landing 
systems.  Smaller sites around the edges of Hill Barton could 
come forward for employment use in advance of years 6-10, but 
large scale employment development would depend upon delivery 
of the aforementioned strategic highways infrastructure.  The 
Panel advises that sites in the central part of the group, distant 
from the A30 or A3052, are unachievable in isolation.  However, 
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they are achievable in later phases as part of larger scale 
development.  

How can these 
conclusions be 
applied to the 
Neighbourhood 
Planning Site 
Assessment? 

 

Has the site been 
excluded or 
assessed as 
unsuitable due to 
size? E.g. too 
small or too large?   

No 

Does more recent 
or additional 
information now 
exist which could 
change the 
HELAA findings? 

No 

Are there any 
concerns that the 
HELAA conclusion 
is reasonable and 
defensible? 

No 

Are the HELAA conclusions 
reasonable to be carried forward to 
the Neighbourhood Plan Site 
Assessment? If not, how would the 
conclusions change for the 
Neighbourhood Plan Site 
Assessment? 

No - the HELAA does not consider adopted and emerging policies 
which need to be considered in the Neighbourhood Plan site 
assessment. 

Neighbourhood Plan Site 
Assessment conclusion 

What is the justification for this 
judgement? 

The site is assessed in the HELAA for both residential and 
economic uses. While the site is in close proximity to Cat and 
Fiddle residential estate, it is not in close proximity to services and 
facilities, for which travel into Clyst St Mary would be required. 
This is approximately 1.5 km and there is a footpath facilitating 
this.  

The site has some physical constraints as noted in the HELAA, 
such as areas of tree preservation orders and heritage sensitivity. 
The site could be developed whilst leaving the woodland intact, 
reducing the developable area of the site, and it is likely that the 
heritage impact could be addressed through sensitive 
development.  

The site is not within or adjacent to a settlement boundary.  
Adopted Local Plan Strategy 7 and emerging Strategic Policy 8 
both state that development in such locations will only be 
permitted where it is accords with a specific Local Plan or 
Neighbourhood Plan policy, and where development would not 
harm landscape, amenity and environmental qualities. Allocation 
of the site would therefore need to be supported by evidence of its 
suitability for development and of the need for development.   

The site is included in the area of search for a new settlement in 
the emerging Local Plan, while this is not an allocation at this 
stage continued consultation between the LPA and neighbourhood 
planning group is required to understand whether an allocation 
should be made as part of the LP or NP process. A partial 
allocation of the site, consisting of the field immediately to the west 
of the Cat and Fiddle estate (which corresponds to site 



Site Options and Assessment  FINAL Bishops Clyst Parish Council 
   

 

 
Prepared for:  Bishops Clyst Parish Council   
 

AECOM 
162 

 

 

GH/ED/54), may be more appropriate than allocation of the whole 
site. 
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GH/ED/55 

Site Reference (HELAA) GH/ED/55 

Gross Site Area (Hectares) 1.15 

Proposed Land Use Residential or employment 

Site Capacity (HELAA) 29-37 dwellings or 1.15 ha of employment land.  

HELAA Conclusions 

Is the site suitable, available and 
achievable for the development 
proposed? What is the justification 
for this conclusion? 

Suitability Assessment: Stage A  

Strategic potential:   

Housing? Yes  

Employment? Yes  

Strategic Policy - N/A. See paragraph 6.3 of the Main HELAA 
Report.  

Biodiversity - No issues that would rule out site at Stage A.  

Airport - Site is outside the Airport Vector.  

Flood Zone 3b - No part of the site is within the functional flood 
plain.  

Conclusion - Site has passed Stage A Suitability Assessment for 
strategic housing and employment development. 

Suitability Assessment: Stage B   

Access - Access for vehicles could be gained from the B3052. It is 
likely that a contribution will be required to carry the cycleway east 
from Westpoint across the frontage of this site. It is likely that a 
contribution to improve the Clyst St Mary Roundabout and/or 
Junction 30 M5 will be required to alleviate traffic congestion. Bus 
stop 400m away which has an hourly or better bus service along 
the A3052 linking to Exeter City Centre, although no pedestrian 
crossing present so would need to cross busy road. There is no 
nearby train station, although there is a dedicated walkway to Clyst 
St Mary and beyond along the A3052 which pedestrians and cycles 
can use.  

Ecology - Within 10 km recreational disturbance zone for both Exe 
Estuary SPA and Pebblebed Heaths SAC, so requires Habitat 
Regulations mitigation. Within 5km GCN consultation zone. Site 
immediately adjacent to Cat Copse Unconfirmed Wildlife Site which 
should be protected and enhanced as part of development. The 
eastern boundary of this site is also a mature tree line following a 
boundary mapped on the 1880 OS edition, so is very important to 
retain.  

Flood risk, water quality and drainage - Flooding: The site lies 
within Flood Zone 1.  It therefore has a low probability of 
experiencing fluvial flooding.  Any planning application should 
include a Flood Risk Assessment.  Any development must be 
accompanied by a suitable drainage strategy to deal with existing 
surface water flows through the site and any potential increase in 
surface runoff.  SuDS should be used where possible.  Water 
Framework Directive: Assumption would be that this site would 
have a mains connection and be served by Countess weir STW, 
though there are smaller rural works nearby. Would require 
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confirmation that capacity exists without detriment to current 
situation, via either the STW or via CSOs on infrastructure.  

Heritage and Archaeology - Heritage sensitivity: medium. Potential 
impact on Coxes Farm Cottage, Westpoint (various), Linden Lea.  
Evaluation and visual impact assessment recommended. Some 
archaeological potential. 

Infrastructure - Current lack infrastructure nearby so significant 
investment would be required on site. Education: Any development 
in the area would need to be of sufficient size to provide a new 
primary school (1200+ dwellings). The area may be a good location 
for secondary provision as it would be well placed strategically to 
support other development in the area.  It could potentially take the 
pressure off secondary provision in Exmouth, Cranbrook, Clyst Vale 
and Ottery St Mary.  Development would need to be in excess of 
4,000 dwellings to sustain a secondary school, but the school 
would need to be large enough to support existing feeder primaries 
currently going to other schools. Without a secondary school this is 
not a very sustainable location and would require school transport.  

Landscape - Landscape sensitivity: Low-Medium. Intervisibility with 
the East Devon AONB is likely to be low or non-existent. Includes 
hedgerows around the field boundaries and a number of mature 
trees.  

Safety related constraints - Air quality: Any additional pressure on 
the A3052 has a significant risk of deteriorating air quality, due to 
congestion at the Clyst St Mary roundabout.  

Soils and contamination - Agricultural land classification: Detailed 
mapping indicates that the site comprises grade 3a agricultural 
land.  Minerals and Waste: No constraints.  

Other - Site is largely level.  

Site potential - The gross site area could deliver an average of c.33 
dwellings or up to 1.15 ha employment land, subject to the 
constraints highlighted above. The site adjoins other sites 
submitted in the HELAA.  

Availability – next 5 years  

Achievability Assessment   

The HELAA Panel has assessed the site as achievable for strategic 
housing and employment development, alongside HELAA sites 
GH/ED/46-54 and GH/ED/56-62.  The Panel advises that 
development of most of this group of sites is unlikely to commence 
for another 6-10 years, due to the need for significant preparatory 
strategic highways improvements.  This includes delivering 
infrastructure to (i) minimise the impact of development upon 
Junction 29 and 30 (the junctions themselves cannot necessarily 
be improved) and (ii) to address capacity constraints at the A30 
Airport Junction.  The Panel advises that at least 7,000 homes 
must be provided across the site in order to deliver a road link 
between the A30 and A3052.  Significant work may also be 
required to address potential issues with airport instrument landing 
systems.  Smaller sites around the edges of Hill Barton could come 
forward for employment use in advance of years 6-10, but large 
scale employment development would depend upon delivery of the 
aforementioned strategic highways infrastructure.  The Panel 
advises that sites in the central part of the group, distant from the 
A30 or A3052, are unachievable in isolation. However, they are 
achievable in later phases as part of larger scale development.    
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How can these 
conclusions be 
applied to the 
Neighbourhood 
Planning Site 
Assessment? 

 

Has the site been 
excluded or 
assessed as 
unsuitable due to 
size? E.g. too 
small or too 
large?   

No 

Does more 
recent or 
additional 
information now 
exist which could 
change the 
HELAA findings? 

No 

Are there any 
concerns that the 
HELAA 
conclusion is 
reasonable and 
defensible? 

Yes, there is an error in the information. It should state access 
would need to be provided from A3052. However, even then a 
significant number of hedgerow/mature trees would need to be 
removed to facilitate this. Therefore, consultation with East Devon 
on the potential to mitigate this is required.  

Are the HELAA conclusions 
reasonable to be carried forward 
to the Neighbourhood Plan Site 
Assessment? If not, how would 
the conclusions change for the 
Neighbourhood Plan Site 
Assessment? 

No - the HELAA does not consider adopted and emerging policies 
which need to be considered in the Neighbourhood Plan site 
assessment. 

Neighbourhood Plan Site 
Assessment conclusion 

What is the justification for this 
judgement? 

This site is assessed in the HELAA for both residential and 
employment uses. While the site is in close proximity to Cat and 
Fiddle residential estate, it is not in close proximity to services and 
facilities, for which travel into Clyst St Mary would be required. This 
is approximately 1.5 km and there is a footpath facilitating this.  

There are some constraints to the site as noted in the HELAA 
conclusions, such as heritage sensitivity. However, the HELAA 
does not emphasise the access constraint. Significant tree loss 
would be required to facilitate access. The potential to mitigate this  
should be discussed with East Devon District Council. Alternatively, 
access could be taken from the private lane to the west, although 
this is outside the site boundary and would require agreement from 
the landowner. 

The site is not within or adjacent to a settlement boundary.  
Adopted Local Plan Strategy 7 and emerging Strategic Policy 8 
both state that development in such locations will only be permitted 
where it is accords with a specific Local Plan or Neighbourhood 
Plan policy, and where development would not harm landscape, 
amenity and environmental qualities. Allocation of the site would 
therefore need to be supported by evidence of its suitability for 
development and of the need for development. If developed on its 
own, it would represent isolated development in the countryside 
and is unlikely to be sustainable, although it could be developed in 
conjunction with the adjacent site (GH/ED/53) to create an 
extension to the Cat and Fiddle estate. 

The site is included in the area of search for a new settlement in 
the emerging Local Plan. While this is not an allocation at this 
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stage, consultation between the LPA and neighbourhood planning 
group is required to understand whether an allocation should be 
made as part of the LP or NP process.  
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GH/ED/56 

Site Reference (HELAA) GH/ED/56 

Gross Site Area (Hectares) 8.63 

Proposed Land Use Residential or employment  

Site Capacity (HELAA) 151-194 dwellings or 8.13 ha employment land 

HELAA Conclusions 

Is the site suitable, available and 
achievable for the development 
proposed? What is the justification 
for this conclusion? 

Suitability Assessment: Stage A  

Strategic potential:   

Housing? Yes  

Employment? Yes  

Strategic Policy - N/A. See paragraph 6.3 of the Main HELAA 
Report.  

Biodiversity - No issues that would rule out site at Stage A.  

Airport - Site is outside the Airport Vector.  

Flood Zone 3b - Approximately 0.5 ha of the site is within Flood 
Zone 3. A precautionary approach will be taken whereby it is initially 
assumed that all land in Flood  

Zone 3 is functional floodplain (i.e. 3b).  

Conclusion - An area of approximately 8.13 ha has passed Stage A 
Suitability Assessment for strategic housing and employment 
development.  

Suitability Assessment: Stage B   

Access - There appears to be suitable vehicular access to the site 
from the A3052 Sidmouth Road. The County Highway Authority 
would not wish to see vehicular access to the site from Oil Mill Lane. 
Contributions to improve the Clyst St Mary Roundabout and/or 
Junction 30 M5 may be required to alleviate traffic congestion. Bus 
stop 300m away which has an hourly or better bus service along the 
A3052 linking to Exeter City Centre, although no pedestrian crossing 
present so would need to cross busy road. There is no nearby train 
station, although there is a dedicated walkway to Clyst St Mary and 
beyond along the A3052 which pedestrians and cycles can use, but 
again would have to cross the busy A3052 to get access.  

Ecology - Within 10 km recreational disturbance zone for both Exe 
Estuary SPA and Pebblebed Heaths SAC, so requires Habitat 
Regulations mitigation. Within 5km GCN consultation zone. The 
Grindle Brook forms the southern boundary of the site and is a very 
important biodiversity corridor that needs strengthening.  

Flood risk, water quality and drainage - Flooding: In addition to the 
area within flood zone 3, a small area of the southern part of site is 
covered by flood zone 2 associated with Grindle Brook. Land in 
flood zone 2 has a medium probability of experiencing fluvial 
flooding and only has the potential to be developed for residential or 
economic use if the sequential and exceptions tests set out in the 
NPPG are adhered to.  Any planning application must be 
accompanied by a Flood Risk Assessment.  Any development must 
be accompanied by a suitable drainage strategy to deal with existing 
surface water flows through the site and any potential increase in 
surface runoff.  SuDS should be used where possible.  Water 
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Framework Directive: Assumption would be that this site would have 
a mains connection and be served by local Sewage Treatment 
Works. Would require confirmation that capacity exists without 
detriment to current situation, via either the STW or via CSOs on 
infrastructure.  

Heritage and Archaeology - Heritage sensitivity: medium. Potential 
impact on Coxes Farm Cottage, Linden Lea, Kiddicott Farm, visual 
assessment and evaluation recommended. Some archaeological 
potential.  

Infrastructure - Currently lack of infrastructure nearby so significant 
investment would be required on site.  Education: Any development 
in the area would need to be of sufficient size to provide a new 
primary school (1200+ dwellings). The area may be a good location 
for secondary provision as it would be well placed strategically to 
support other development in the area.  It could potentially take the 
pressure off secondary provision in Exmouth, Cranbrook, Clyst Vale 
and Ottery St Mary.  Development would need to be in excess of 
4,000 dwellings to sustain a secondary school, but the school would 
need to be large enough to support existing feeder primaries 
currently going to other schools. Without a secondary school this is 
not a very sustainable location and would require school transport.  

Landscape - Landscape sensitivity: Low. Intervisibility with the East 
Devon AONB is likely to be low or non-existent. The site is highly 
likely to have intervisibility with some of the listed buildings in the 
vicinity. The tranquillity of the site is heavily affected by the presence 
of the A3052. Includes hedgerows around the field boundaries and a 
number of mature trees.  

Safety related constraints - Air quality: Any additional pressure on 
the A3052 has a significant risk of deteriorating air quality, due to 
congestion at the Clyst St Mary roundabout.  

Soils and contamination - Agricultural land classification: Regional 
mapping indicates that the site comprises grade 3 agricultural land.  
Minerals and Waste: No constraints.  

Other - Topography: Site is largely level.  

Site potential - The gross site area has the potential to deliver an 
average of 173 dwellings or up to 8.13 ha of employment land, 
subject to the constraints outlined above.  The site adjoins other 
sites submitted in the HELAA.  

Availability – next 5 years 

Achievability Assessment   

The HELAA Panel has assessed the site as achievable for strategic 
housing and employment development, alongside HELAA sites 
GH/ED/46-55 and GH/ED/57-62.  The Panel advises that 
development of most of this group of sites is unlikely to commence 
for another 6-10 years, due to the need for significant preparatory 
strategic highways improvements.  This includes delivering 
infrastructure to (i) minimise the impact of development upon 
Junction 29 and 30 (the junctions themselves cannot necessarily be 
improved) and (ii) to address capacity constraints at the A30 Airport 
Junction.  The Panel advises that at least 7,000 homes must be 
provided across the site in order to deliver a road link between the 
A30 and A3052.  Significant work may also be required to address 
potential issues with airport instrument landing systems.  Smaller 
sites around the edges of Hill Barton could come forward for 
employment use in advance of years 6-10, but large scale 
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employment development would depend upon delivery of the 
aforementioned strategic highways infrastructure.  The Panel 
advises that sites in the central part of the group, distant from the 
A30 or A3052, are unachievable in isolation.  However, they are 
achievable in later phases as part of larger scale development.  

How can these 
conclusions be 
applied to the 
Neighbourhood 
Planning Site 
Assessment? 

 

Has the site 
been excluded 
or assessed as 
unsuitable due 
to size? E.g. too 
small or too 
large?   

No  

Does more 
recent or 
additional 
information now 
exist which 
could change 
the HELAA 
findings? 

No 

Are there any 
concerns that 
the HELAA 
conclusion is 
reasonable and 
defensible? 

No 

Are the HELAA conclusions 
reasonable to be carried forward 
to the Neighbourhood Plan Site 
Assessment? If not, how would 
the conclusions change for the 
Neighbourhood Plan Site 
Assessment? 

No - the HELAA does not consider adopted and emerging policies 
which need to be considered in the Neighbourhood Plan site 
assessment. 

Neighbourhood Plan Site 
Assessment conclusion 

What is the justification for this 
judgement? 

This site is assessed in the HELAA for residential and employment 
uses. While the site is in close proximity to Cat and Fiddle 
residential estate, it is not in close proximity to services and 
facilities, for which travel into Clyst St Mary would be required. This 
is approximately 1.5 km and there is a footpath facilitating this on 
the opposite side of the A3052. Provision of a suitable crossing point 
is likely to be required in order for the site to be developed.  

The site has some physical constraints as noted in the HELAA, such 
as areas within flood zones 2 and 3 and heritage sensitivity; 
however, it is considered that these can be mitigated. There is an 
anaerobic digester to the south-west of the site 

The greenfield site is not within or adjacent to a settlement 
boundary. Development of the site would create a freestanding 
settlement in an unsustainable location with limited access to 
services, which would not be in accordance with adopted Strategies 
7 and 15. Therefore, the site is not suitable for allocation in the 
Neighbourhood Plan. 
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Appendix C Local Criteria Assessment  
 
  Site Reference 

NP 
Objective 

How would 
development 
of the site: 

NP2 Sowt_01 Sowt_02 Sowt_03 Sowt_06 Sowt_08 Sowt_09 Sowt_11 Sowt_12 Clma_03 GH/ED/53 GH/ED/55 

To protect 
and enhance 
landscape 
character, 
biodiversity 
(habitats and 
species) and 
geodiversity 

Impact the 
objective to 
promote the 
conservation 
and wise use 
of land? 

Minor 
negative - The 
site is 
greenfield, and 
development 
of the site 
would result in 
loss of a 
playing field.  

Minor 
negative - 
large site on 
the edge of the 
village. May 
result in loss of 
BMV 
agricultural 
land. 

Minor 
negative - 
large site on 
the edge of the 
village. May 
result in loss of 
BMV 
agricultural 
land. 

Minor 
negative - 
medium sized 
site on the 
edge of the 
village. May 
result in loss of 
BMV 
agricultural 
land. 

Neutral - the 
site is 
previously 
developed so 
development 
would not 
result in loss of 
greenfield 
land. 
Residential 
development 
would result in 
a loss of 
employment 
land. 

Minor 
negative - 
medium sized 
site on the 
edge of 
existing 
development. 
May result in 
loss of BMV 
agricultural 
land. 

Minor 
negative - 
medium sized 
site on the 
edge of the 
village. May 
result in loss of 
BMV 
agricultural 
land. 

Minor 
negative - 
large site on 
the edge of the 
village. May 
result in loss of 
BMV 
agricultural 
land. 

Minor 
Negative - this 
site is partially 
previously 
developed; 
therefore, 
development 
on the north 
and western 
sections would 
result in loss of 
greenfield 
while 
development 
on the east 
would result in 
loss of 
employment 
land. 

Minor 
negative - 
small site in 
open 
countryside. 
May result in 
loss of BMV 
agricultural 
land. 

Minor 
negative - 
large site on 
the edge of the 
Cat and Fiddle 
estate. May 
result in loss of 
BMV 
agricultural 
land.  

Minor 
negative - 
small site in 
open 
countryside. 
May result in 
loss of BMV 
agricultural 
land. 

Impact the 
objective to 
maintain and 
enhance 
landscape 
character, 
local amenity 
and the quality 
and character 
of the local 
environment? 

Neutral - the 
site makes a 
limited 
contribution to 
local 
landscape 
character, and 
development 
would not 
result in loss of 
public 
greenspace.  

Negative - the 
site is visually 
exposed  
outside well 
contained 
settlement 
boundary. 
Potential for 
open 
space/countrys
ide 
enhancement 

Negative - the 
site is visually 
exposed  
outside well 
contained 
settlement 
boundary. 
Potential for 
open 
space/countrys
ide 
enhancement 

Minor 
Negative - the 
site is visually 
exposed  
outside well 
contained 
settlement 
boundary but 
is seen in the 
context of the 
new 
development 
to the west and 
the A3052 to 
the south. 

Neutral - the 
site does not 
contribute to 
landscape 
character in its 
current use 
and residential 
development is 
unlikely to 
have an 
adverse impact 
on character. 

Minor 
Negative - the 
site is visually 
exposed but is 
seen in the 
context of the 
Cat and Fiddle 
development 
to the west and 
the A3052 to 
the south. 

Minor 
Negative - the 
site is adjacent 
to 
development 
to the south 
and west and 
is not 
prominent 
location in the 
landscape. 

Minor 
Negative - the 
northern part 
of the site is 
visually 
exposed  
outside well 
contained 
settlement 
boundary, but 
the southern 
part is more 
contained and 
screened. 

Minor 
Negative - the 
greenfield 
parts of this 
site contribute 
to the setting 
of the start of 
Oil Mil Lane, a 
rural county 
lane off the 
A3052; 
therefore, 
development in 
this location 
would impact 
the character 
of the area. 
Re-
development 
of the 
employment 
area would be 
less likely to 
have an 
impact.  

Negative - 
medium sized 
site in open 
countryside. 
Limited 
potential for 
open 
space/countrys
ide 
enhancement. 

Minor 
Negative - the 
site is visually 
exposed but is 
seen in the 
context of the 
Cat and Fiddle 
development 
to the east and 
the A3052 to 
the south. 

Negative - 
medium sized 
site in open 
countryside. 
Limited 
potential for 
open 
space/countrys
ide 
enhancement. 
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  Site Reference 

NP 
Objective 

How would 
development 
of the site: 

NP2 Sowt_01 Sowt_02 Sowt_03 Sowt_06 Sowt_08 Sowt_09 Sowt_11 Sowt_12 Clma_03 GH/ED/53 GH/ED/55 

impact the 
objective to 
conserve and 
enhance local 
biodiversity 
and protect 
geodiversity? 

Minor positive  
- Trees on site 
may provide 
habitats, but 
these could be 
preserved. 
Potential for 
biodiversity 
improvement 
with change 
from playing 
field to 
garden/open 
space. 

Minor positive 
- site is 
currently in use 
for single crop 
farming. 
Potential for 
biodiversity 
improvement 
with change 
from crop 
farming to 
garden/open 
space.  

Minor positive 
- site is 
currently in use 
for single crop 
farming. 
Potential for 
biodiversity 
improvement 
with change 
from crop 
farming to 
garden/open 
space. 

Minor positive 
- site is 
currently in use 
for as grazing 
land. Potential 
for biodiversity 
improvement 
with change 
from grazing 
land to 
garden/open 
space. 

Minor positive 
- the site is 
currently fully 
developed and 
in use for 
employment. 
Potential for 
residential 
development 
to increase 
biodiversity 
through 
introduction of 
gardens/ameni
ty space. 

Minor positive 
- site is 
currently in use 
for single crop 
farming. 
Potential for 
biodiversity 
improvement 
with change 
from crop 
farming to 
garden/open 
space. 

Minor positive 
- site is 
currently in use 
for as grazing 
land. Potential 
for biodiversity 
improvement 
with change 
from grazing 
land to 
garden/open 
space. 

Minor positive 
- site is 
currently in use 
for single crop 
farming. 
Potential for 
biodiversity 
improvement 
with change 
from crop 
farming to 
garden/open 
space.  

Minor positive 
- the greenfield 
part of the site 
is currently in 
use for single 
crop farming. 
Potential for 
biodiversity 
improvement 
with change 
from crop 
farming to 
garden/open 
space. In 
addition, there 
is potential 
with the re-
development 
of the 
employment 
area to provide 
habitats 
through 
gardens/green
space. 

Minor positive 
- site is 
currently in use 
for as grazing 
land. Potential 
for biodiversity 
improvement 
with change 
from grazing 
land to 
garden/open 
space. 

Positive - this 
site has a large 
area of 
woodland that 
could be 
protected and 
enhanced as 
part of a 
development 
scheme.  

Minor positive 
- site is 
currently in use 
for single crop 
farming. 
Potential for 
biodiversity 
improvement 
with change 
from crop 
farming to 
garden/open 
space. 

impact the 
objective to 
increase 
responsible 
public access 
to the 
countryside? 

Neutral - not in 
proximity to 
PRoW 
network. 
Adjacent site 
subject to 
planning 
permission 
which will cut 
off site from 
surrounding 
countryside. 

Minor positive 
- potential to 
link to the 
existing PRoW 
network. 

Positive -  
PRoW network 
already 
crosses the 
site. 

Neutral - not in 
proximity to 
PRoW 
network. 

Neutral - there 
are no links 
with the 
existing PRoW 
network, and 
the site is 
surrounded by 
previously 
developed land 
and private 
agricultural 
land. 

Minor positive 
- potential to 
link to the 
existing PRoW 
network. 

Minor positive 
- although not 
directly 
adjacent, there 
may be 
potential to link 
to the existing 
PRoW 
network. 

Neutral - there 
are no links 
with the 
existing PRoW 
network, and 
the site is 
surrounded by 
previously 
developed land 
and private 
agricultural 
land. 

Neutral - not in 
proximity to 
PRoW 
network. 

Minor positive 
- although not 
directly 
adjacent, there 
may be 
potential to link 
to the existing 
PRoW 
network. 

Neutral - not in 
proximity to 
PRoW 
network. May 
present 
opportunity for 
access to on-
site woodland. 

Neutral - not in 
proximity to 
PRoW 
network. 

To conserve 
and enhance 
the historic 
environment 
and cultural 
heritage 

impact the 
objective to 
maintain and 
enhance built 
and historic 
assets? 

Neutral  - no 
heritage assets 
within or close 
to the site. 

Neutral  - 
potential 
impact on 
listed building 
(New House) 
but potential 
for 
enhancement 
of its setting. 
Site large 
enough to 
provide 
mitigation. 

Neutral - no 
heritage assets 
directly 
adjacent to the 
site. The site is 
large enough 
to provide any 
mitigation 
required for 
assets slightly 
further away.  

Neutral  - 
potential 
impact on 
listed building 
(Red Lodge) 
but potential 
for mitigation. 

Neutral - 
potential 
impact on 
nearby listed 
buildings 
(Coxe's Dairy 
or Farmhouse 
and Linden 
Lee) but 
potential for 
mitigation 
and/or 
enhancement 
of setting. 

Neutral  - no 
heritage assets 
within or close 
to the site. 

Neutral  - 
potential 
impact on 
listed building 
(New House) 
but potential 
for 
enhancement 
of its setting. 
Site large 
enough to 
provide 
mitigation. 

Neutral - no 
heritage assets 
directly 
adjacent to the 
site and if 
access taken 
from south 
impact on 
assets further 
away could be 
avoided. 

Neutral - 
Grade II Listed 
Linden Lee is 
located on the 
site. 
Development 
could be 
located away 
from the listed 
building, or 
there may be 
limited 
potential to 
enhance its 
setting.  

Neutral  - 
potential 
impact on 
listed building 
(Old Kiddicott) 
but potential 
for mitigation.   

Neutral  - no 
heritage assets 
within or close 
to the site. 

Neutral  - no 
heritage assets 
within or close 
to the site. 
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  Site Reference 

NP 
Objective 

How would 
development 
of the site: 

NP2 Sowt_01 Sowt_02 Sowt_03 Sowt_06 Sowt_08 Sowt_09 Sowt_11 Sowt_12 Clma_03 GH/ED/53 GH/ED/55 

impact the 
objective to 
preserve the 
setting of the 
existing 
historic 
settlements? 

Neutral - no 
impact on 
setting of Clyst 
St Mary. 

Negative - 
large site on 
the edge of the 
village would 
result in  
significant 
impact on the 
setting of Clyst 
St Mary.  

Negative - 
large site on 
the edge of the 
village would 
result in  
significant 
impact on the 
setting of Clyst 
St Mary.  

Minor 
negative - 
likely to have 
some impact 
on the 
character and 
setting of Clyst 
St Mary.  

Neutral - not in 
proximity to 
historic 
settlement. 

Neutral - not in 
proximity to 
historic 
settlement. 

Minor 
negative - 
likely to have 
some impact 
on the 
character and 
setting of Clyst 
St Mary.  

Negative - 
large site on 
the edge of the 
village would 
result in  
significant 
impact on the 
setting of Clyst 
St Mary. Could 
be reduced 
through partial 
development.  

Neutral - not in 
proximity to 
historic 
settlement. 

Neutral  - Not 
in proximity to 
historic 
settlement. 

Neutral - not in 
proximity to 
historic 
settlement. 

Neutral - not in 
proximity to 
historic 
settlement. 

To protect 
the quality 
and 
character of 
the built 
environment 
and 
settlements 
and material 
assets 

impact the 
objective to 
maintain and 
enhance the 
vitality and 
viability of the 
village of Clyst 
St Mary? 

Minor positive  
- well-located 
for services, 
and would lead 
to modest 
increase in 
village 
population. 

Positive - well-
located for 
services, and 
would lead to a 
significant  
increase in 
village 
population. 

Positive - well-
located for 
services, and 
would lead to a 
significant  
increase in 
village 
population. 

Minor positive  
- well-located 
for services, 
and would lead 
to modest 
increase in 
village 
population. 

Minor 
negative - not 
adjacent to 
Clyst St Mary, 
but connected 
by 
road/footway 
to the village. 

Minor 
negative - not 
adjacent to 
Clyst St Mary, 
but connected 
by 
road/footway 
to the village. 

Minor positive  
- well-located 
for services, 
and would lead 
to modest 
increase in 
village 
population. 

Positive - well-
located for 
services, and 
would lead to a 
significant  
increase in 
village 
population. 

Minor 
negative - not 
adjacent to 
Clyst St Mary, 
but connected 
by 
road/footway 
to the village. 

Negative - 
isolated from 
existing 
settlements 
and services.  

Minor 
negative - not 
adjacent to 
Clyst St Mary, 
but connected 
by 
road/footway 
to the village. 

Minor 
negative - not 
adjacent to 
Clyst St Mary, 
but connected 
by 
road/footway to 
the village. 

impact the 
objective to 
safeguard the 
distinct rural 
character of 
the 
settlements? 

Neutral - 
proximity of 
main roads 
means there is 
limited rural 
character in 
this location. 

Negative - 
large site 
which would 
significantly 
impact the 
rural character 
of Clyst St 
Mary by 
extending 
settlement into 
open 
countryside. 

Negative - 
large site 
which would 
significantly 
impact the 
rural character 
of Clyst St 
Mary by 
extending 
settlement into 
open 
countryside. 

Neutral - due 
to the 
relationship to 
the existing 
settlement it is 
unlikely to 
have 
significant 
impact on the 
rural setting.  

Neutral - 
previously 
developed and 
in employment 
use. Change to 
residential 
development 
unlikely to 
have a 
significant 
impact on rural 
setting. 

Minor 
negative - 
development 
of this site 
would likely 
almost double 
the size of the 
Cat and Fiddle 
estate, yet 
given the 
relationship of 
the site to the 
existing 
development 
and the road it 
may not have 
a significant 
impact on the 
rural character. 

Neutral - due 
to the 
relationship to 
the existing 
settlement it is 
unlikely to 
have 
significant 
impact on the 
rural setting.  

Negative - 
large site 
which would 
significantly 
impact the 
rural character 
of Clyst St 
Mary by 
extending 
settlement into 
open 
countryside. 

Minor 
negative - 
partially 
previously 
developed, but 
development 
on the 
greenfield 
sections would 
likely lead to 
an impact on 
the rural 
character of 
the approach 
to Oil Mill 
Lane.  

Minor 
negative  - 
potential to 
affect rural 
character of 
Kiddicott Farm 
and small 
hamlet on Oil 
Mill Lane. 

Negative - 
development 
of this site 
would likely 
almost double 
the size of the 
Cat and Fiddle 
estate, 
although it is 
well-related to 
the existing 
settlement and 
contained by 
woodland to 
the north. It 
would also 
contribute to 
the 
coalescence of 
Cat and Fiddle 
and Clyst St 
Mary.  

Minor 
negative - not 
in proximity to 
a settlement 
but would 
make a minor 
contribution to 
the reduction of 
the gap 
between Cat 
and Fiddle and 
Clyst St Mary. 

impact the 
objective to 
retain and 
reinforce the 
separateness 
from Exeter? 

Neutral - 
separation 
provided by 
A376 and Clyst 
Valley, with 
existing 
development 
immediately 
north. 
Development 
wouldn't 
extend Clyst St 
Mary towards 
Exeter. 

Neutral - 
development 
would not 
reduce 
separation. 

Neutral - 
development 
would not 
reduce 
separation. 

Neutral - 
development 
would not 
reduce 
separation. 

Neutral - 
development 
would not 
reduce 
separation. 

Neutral - 
development 
would not 
reduce 
separation. 

Neutral - 
development 
would not 
reduce 
separation. 

Neutral - 
development 
would not 
reduce 
separation. 

Neutral - 
development 
would not 
reduce 
separation. 

Neutral - 
development 
would not 
reduce 
separation. 

Neutral - 
development 
would not 
reduce 
separation. 

Neutral - 
development 
would not 
reduce 
separation. 
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  Site Reference 

NP 
Objective 

How would 
development 
of the site: 

NP2 Sowt_01 Sowt_02 Sowt_03 Sowt_06 Sowt_08 Sowt_09 Sowt_11 Sowt_12 Clma_03 GH/ED/53 GH/ED/55 

To mitigate 
and adapt to 
climate 
change, 
including 
flood risk 

impact the 
objective to 
encourage 
non-car based 
modes of 
transport 
(including 
active travel) 
and reduce 
journey 
lengths? 

Minor positive  
- walking 
distance to 
local services 
and public 
transport. 

Minor positive 
- walking 
distance to 
local services 
and public 
transport, but 
no footway to 
access site. 

Minor positive 
- walking 
distance to 
local services, 
with public 
footpath 
connection to 
public 
transport.  

Minor positive  
- walking 
distance to 
local services 
and public 
transport. 

Minor 
negative - 
close to public 
transport and 
established 
pedestrian link 
to Clyst St 
Mary, but at 
some distance 
from village 
services which 
may 
discourage 
walking. 

Minor 
negative - 
close to public 
transport and 
established 
pedestrian link 
to Clyst St 
Mary, but at 
some distance 
from village 
services which 
may 
discourage 
walking. 

Minor positive 
- walking 
distance to 
local services 
and public 
transport, but 
no footway to 
access site.   

Minor positive 
- walking 
distance to 
local services 
and public 
transport, but 
no existing 
footway to 
access site.   

Minor 
negative - 
close to public 
transport and 
established 
pedestrian link 
to Clyst St 
Mary, but at 
some distance 
from village 
services which 
may 
discourage 
walking. 

Negative - no 
public 
transport or 
footpaths close 
to site. 
Development 
would lead to 
increased use 
of private car. 

Minor 
negative - 
close to public 
transport and 
established 
pedestrian link 
to Clyst St 
Mary, but at 
some distance 
from village 
services which 
may 
discourage 
walking. 

Minor 
negative - 
close to public 
transport and 
established 
pedestrian link 
to Clyst St 
Mary, but at 
some distance 
from village 
services which 
may 
discourage 
walking. 

impact the 
objective to 
ensure that 
local 
communities 
are not 
subjected to 
increased risk 
of flooding? 

Minor 
negative - 
adjacent to 
Flood Zone 3, 
and 
development 
could increase 
risk of surface 
water flooding. 

Minor 
negative - 
adjacent to 
Flood Zone 3, 
and 
development 
could increase 
risk of surface 
water flooding. 

Neutral - the 
site is not in 
proximity to 
areas in the 
flood zone. 

Neutral - the 
site is not in 
proximity to 
areas in the 
flood zone. 

Neutral - the 
site is not in 
proximity to 
areas in the 
flood zone.  

Negative - the 
site contains 
an area of 
Flood Zone 3 
to the south 
and is 
enclosed by 
either Flood 
Zone 2 or 3 
around the 
perimeter of 
the site. 
Development 
could increase 
risk of surface 
water flooding. 

Minor 
negative - 
adjacent to 
Flood Zone 3, 
and 
development 
could increase 
risk of surface 
water flooding. 

Neutral - the 
site is not in 
proximity to 
areas in the 
flood zone. 

Neutral - the 
site is in 
proximity to a 
very small area 
of Flood Zone 
2. 
Development 
of previously 
developed part 
the site would 
not increase 
surface water 
flood risk. 
Development 
of greenfield 
part of site 
may increase 
surface water 
flood risk. 

Minor 
negative - 
adjacent to 
Flood Zone 2, 
and 
development 
could increase 
risk of surface 
water flooding. 

Neutral - the 
site is not in 
proximity to 
areas in the 
flood zone. 

Neutral - the 
site is not in 
proximity to 
areas in the 
flood zone. 

To sustain 
vibrant 
communities 
and 
safeguard 
human 
health and 
wellbeing 

impact the 
objective to 
ensure all 
groups of the 
population 
have access 
to community 
services? 

Minor positive 
- reasonable 
access to 
existing 
services 
(village hall, 
school, pub, 
shop) 

Positive -  
relatively easy 
access to 
existing 
services 
(village hall, 
school, pub, 
shop) 

Positive -  
relatively easy 
access to 
existing 
services 
(village hall, 
school, pub, 
shop) 

Positive -  
relatively easy 
access to 
existing 
services 
(village hall, 
school, pub, 
shop) 

Minor 
negative - site 
is connected to 
services in 
Clyst St Mary 
by public 
transport and 
footway but not 
within close 
proximity. 

Minor 
negative - site 
is connected to 
services in 
Clyst St Mary 
by public 
transport and 
footway but not 
within close 
proximity. 

Positive -  
relatively easy 
access to 
existing 
services 
(village hall, 
school, pub, 
shop) 

Positive -  
relatively easy 
access to 
existing 
services 
(village hall, 
school, pub, 
shop) 

Minor 
negative - site 
is connected to 
services in 
Clyst St Mary 
by public 
transport and 
footway but not 
within close 
proximity. 

Negative  - 
site is not in 
proximity to 
any existing 
community 
services. 

Minor 
negative - site 
is connected to 
services in 
Clyst St Mary 
by public 
transport and 
footway but not 
within close 
proximity. 

Minor 
negative - site 
is connected to 
services in 
Clyst St Mary 
by public 
transport and 
footway but not 
within close 
proximity. 

impact the 
objective to 
maintain and 
improve 
cultural, social 
and leisure 
provision, 
including 
recreation and 
amenity 
spaces close 
to homes? 

Minor 
negative - 
would result in 
loss of football 
pitch 

Minor positive 
- no loss of 
cultural, social 
and leisure 
provision. 
Could 
accommodate 
public open 
space. 

Minor positive 
- no loss of 
cultural, social 
and leisure 
provision. 
Could 
accommodate 
public open 
space. 

Neutral - no 
loss of cultural, 
social and 
leisure 
provision. 

Neutral - no 
loss of cultural, 
social and 
leisure 
provision. 

Minor positive 
- no loss of 
cultural, social 
and leisure 
provision. 
Could 
accommodate 
public open 
space. 

Neutral - no 
loss of cultural, 
social and 
leisure 
provision. 

Minor positive 
- no loss of 
cultural, social 
and leisure 
provision. Site 
is of sufficient 
size to 
accommodate 
public open 
space. 

Minor positive 
- no loss of 
cultural, social 
and leisure 
provision. 
Could 
accommodate 
public open 
space. 

Neutral - no 
loss of cultural, 
social and 
leisure 
provision. 

Minor positive 
- no loss of 
cultural, social 
and leisure 
provision. 
Could 
accommodate 
public open 
space. 

Neutral - no 
loss of cultural, 
social and 
leisure 
provision. 
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  Site Reference 

NP 
Objective 

How would 
development 
of the site: 

NP2 Sowt_01 Sowt_02 Sowt_03 Sowt_06 Sowt_08 Sowt_09 Sowt_11 Sowt_12 Clma_03 GH/ED/53 GH/ED/55 

To reduce 
traffic 
congestion 
and noise, 
and improve 
safety, 
health, and 
air quality by 
reducing the 
need to 
travel, 
especially by 
car 

impact the 
objective to 
reduce parking 
pressure, 
traffic volumes 
and 
congestion in 
Clyst St Mary 
(including the 
A3052)? 

Minor positive  
- site is within 
walking 
distance of 
village centre. 
Travel to 
Exeter would 
not involve use 
of A3052. On-
site parking 
could be 
accommodate
d 

Negative - it is 
unlikely 
development 
would impact 
parking 
pressure in the 
village as on-
site parking 
could be 
accommodate
d, but would 
likely lead to 
significantly  
increased 
traffic volumes 
in the village 
and on A3052. 

Negative - it is 
unlikely 
development 
would impact 
parking 
pressure in the 
village as on-
site parking 
could be 
accommodate
d, but would 
likely lead to 
significantly  
increased 
traffic volumes 
in the village 
and on A3052. 

Minor 
negative - it is 
unlikely 
development 
would impact 
parking 
pressure in the 
village as on-
site parking 
could be 
accommodate
d, but would 
likely lead to 
some 
increased 
traffic volumes 
in the village 
and on A3052. 

Minor 
negative -  
development 
could increase 
parking 
pressure in the 
village due to 
distance from 
village 
services, and 
likely to lead to 
some 
increased 
traffic volumes  
on A3052. 

Minor 
negative -  
development 
could increase 
parking 
pressure in the 
village due to 
distance from 
village 
services, and 
likely to lead to 
some 
increased 
traffic volumes  
on A3052. 

Minor 
negative - it is 
unlikely 
development 
would impact 
parking 
pressure in the 
village as on-
site parking 
could be 
accommodate
d, but would 
likely lead to 
some 
increased 
traffic volumes 
in the village 
and on A3052. 

Minor 
negative - it is 
unlikely 
development 
would impact 
parking 
pressure or 
traffic volumes 
in the village 
as on-site 
parking could 
be 
accommodate
d, but would 
likely lead to 
some 
increased 
traffic volumes 
on A3052. 

Minor 
negative -  
development 
could increase 
parking 
pressure in the 
village due to 
distance from 
village 
services, and 
likely to lead to 
some 
increased 
traffic volumes  
on A3052. 

Negative  - 
development 
likely to be car-
led, increasing 
traffic on 
A3052, 
including at 
Clyst St Mary. 
On site-parking 
could be 
accommodate
d. 

Minor 
negative -  
development 
could increase 
parking 
pressure in the 
village due to 
distance from 
village 
services, and 
likely to lead to 
some 
increased 
traffic volumes  
on A3052. 

Minor 
negative -  
development 
could increase 
parking 
pressure in the 
village due to 
distance from 
village 
services, and 
likely to lead to 
some 
increased 
traffic volumes  
on A3052. 

impact the 
objective to 
extend the 
pedestrian 
network? 

Minor positive  
- opportunity to 
extend footway 
north on 
Winslade Park 
Avenue 

Minor 
negative - no 
existing 
footways on 
Bishops Court 
Lane. Limited 
possibility of 
connecting to 
the footway on 
Frog Lane due 
to the road 
width, but 
could be 
connected 
through 
Sowt_09. 

Negative - no 
existing 
footways on 
Bishops Court 
Lane. Limited 
possibility of 
connecting to 
the footpath on 
Frog Lane due 
to the narrow 
lane with 
housing on 
either side. 

Neutral - the 
site is already 
serviced by a 
footway. 

Minor positive 
- the existing 
footway does 
not extend 
directly to the 
site. 
Development 
could facilitate 
extension into 
the business 
park to service 
homes and 
businesses. 

Neutral - the 
site is already 
serviced by a 
footway. 

Minor positive 
- if access is 
proposed 
directly from 
Frog Lane 
there may be 
potential to join 
up to the 
existing 
footway.  

Minor positive 
- the existing 
footway does 
not extend 
directly to the 
site. 
Development 
could facilitate 
pedestrian 
movements 
between the 
A3052 and 
Bishops Court 
Lane. 

Neutral - the 
site is already 
serviced by a 
footway. 

Negative - no 
existing 
footways on 
Oil Mill Lane. 
No possibility 
of creating one 
without 
widening road 
and additional 
land.  

Neutral - the 
site is already 
serviced by a 
footway. 

Neutral - the 
site is already 
serviced by a 
footway. 

To ensure 
local 
infrastructure 
has more 
than 
sufficient 
capacity 

Impact the 
existing 
sewage 
capacity? 

Minor 
negative  - 
small site with 
limited 
capacity for 
new 
development. 
Would lead to 
increased 
demand on 
existing 
network. 

Negative  - 
major 
development 
would lead to 
significant 
increase in 
demand. Site 
is unlikely to 
be serviced 
with sufficient 
existing 
wastewater 
capacity. 

Negative  - 
major 
development 
would lead to 
significant 
increase in 
demand. Site 
is unlikely to 
be serviced 
with sufficient 
existing 
wastewater 
capacity. 

Minor 
negative  - 
small site with 
limited 
capacity for 
new 
development. 
Would lead to 
increased 
demand on 
existing 
network. 

Minor 
negative - site 
is in 
employment 
use. 
Residential 
redevelopment 
may increase 
demand on 
existing 
network. 

Minor 
negative  - 
medium sized 
site with limited 
capacity for 
new 
development. 
Would lead to 
increased 
demand on 
existing 
network. 

Minor 
negative  - 
small site with 
limited 
capacity for 
new 
development. 
Would lead to 
increased 
demand on 
existing 
network. 

Negative  - 
major 
development 
would lead to 
significant 
increase in 
demand. Site 
is unlikely to 
be serviced 
with sufficient 
existing 
wastewater 
capacity. 

Negative  - 
major 
development 
would lead to 
significant 
increase in 
demand. Site 
is unlikely to 
be serviced 
with sufficient 
existing 
wastewater 
capacity. 

Minor 
negative  - 
small site with 
limited 
capacity for 
new 
development. 
Would lead to 
increased 
demand on 
existing 
network. 

Negative  - 
major 
development 
would lead to 
significant 
increase in 
demand. Site 
is unlikely to 
be serviced 
with sufficient 
existing 
wastewater 
capacity. 

Minor 
negative  - 
medium sized 
site with limited 
capacity for 
new 
development. 
Would lead to 
increased 
demand on 
existing 
network. 
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  Site Reference 

NP 
Objective 

How would 
development 
of the site: 

NP2 Sowt_01 Sowt_02 Sowt_03 Sowt_06 Sowt_08 Sowt_09 Sowt_11 Sowt_12 Clma_03 GH/ED/53 GH/ED/55 

Impact the 
objective to 
ensure local 
communities 
have access 
to a first-class 
electronic 
communicatio
ns network? 

Minor positive 
- Clyst St Mary 
has broadband 
which could be 
extended into 
site. 

Minor positive 
- Clyst St Mary 
has broadband 
which could be 
extended into 
site. 

Minor positive 
- Clyst St Mary 
has broadband 
which could be 
extended into 
site. 

Minor positive 
- Clyst St Mary 
has broadband 
which could be 
extended into 
site. 

Neutral - 
existing 
infrastructure 
provision 
unknown. May 
be existing 
connections to 
Langdon 
Business Park.  

Neutral - 
existing 
infrastructure 
provision 
unknown. May 
be existing 
connections to 
Cat and Fiddle 
estate. 

Minor positive 
- Clyst St Mary 
has broadband 
which could be 
extended into 
site. 

Minor positive 
- Clyst St Mary 
has broadband 
which could be 
extended into 
site. 

Neutral - 
existing 
infrastructure 
provision 
unknown. May 
require new 
infrastructure. 

Neutral - 
existing 
infrastructure 
provision 
unknown. May 
require new 
infrastructure. 

Neutral - 
existing 
infrastructure 
provision 
unknown. May 
be existing 
connections to 
Cat and Fiddle 
estate. 

Neutral - 
existing 
infrastructure 
provision 
unknown. May 
require new 
infrastructure. 

impact the 
objective to 
ensure local 
communities 
have access 
to local 
healthcare 
services? 

Minor 
negative - car 
required to 
access GP 
surgery on 
Sowton 
Industrial 
Estate 

Minor 
negative - car 
required to 
access GP 
surgery on 
Sowton 
Industrial 
Estate 

Minor 
negative - car 
required to 
access GP 
surgery on 
Sowton 
Industrial 
Estate 

Minor 
negative - car 
required to 
access GP 
surgery on 
Sowton 
Industrial 
Estate 

Minor 
negative - car 
required to 
access GP 
surgery on 
Sowton 
Industrial 
Estate 

Minor 
negative - car 
required to 
access GP 
surgery on 
Sowton 
Industrial 
Estate 

Minor 
negative - car 
required to 
access GP 
surgery on 
Sowton 
Industrial 
Estate 

Minor 
negative - car 
required to 
access GP 
surgery on 
Sowton 
Industrial 
Estate 

Minor 
negative - car 
required to 
access GP 
surgery on 
Sowton 
Industrial 
Estate 

Negative - site 
is considerable 
distance from 
existing health 
services with 
no public 
transport 
connections.  

Minor 
negative - car 
required to 
access GP 
surgery on 
Sowton 
Industrial 
Estate 

Minor 
negative - car 
required to 
access GP 
surgery on 
Sowton 
Industrial 
Estate 

impact the 
objective to 
ensure local 
communities 
have access 
to primary 
school and 
nursery 
places? 

Minor positive 
- within walking 
distance of 
Clyst St Mary 
primary school 
and Clyst 
Valley pre-
school. 

Minor positive 
- within walking 
distance of 
Clyst St Mary 
primary school 
and Clyst 
Valley pre-
school. 

Minor positive 
- within walking 
distance of 
Clyst St Mary 
primary school 
and Clyst 
Valley pre-
school. 

Minor positive 
- within walking 
distance of 
Clyst St Mary 
primary school 
and Clyst 
Valley pre-
school. 

Minor 
negative - 
public 
transport and 
pedestrian 
access to Clyst 
St Mary 
primary school, 
but not within 
close 
proximity. 

Minor 
negative - 
public 
transport and 
pedestrian 
access to Clyst 
St Mary 
primary school, 
but not within 
close 
proximity. 

Minor positive 
- within walking 
distance of 
Clyst St Mary 
primary school 
and Clyst 
Valley pre-
school. 

Minor positive 
- within walking 
distance of 
Clyst St Mary 
primary school 
and Clyst 
Valley pre-
school. 

Minor 
negative - 
public 
transport and 
pedestrian 
access to Clyst 
St Mary 
primary school, 
but not within 
close 
proximity. 

Negative - site 
is considerable 
distance from 
Clyst St Mary 
primary school 
with no public 
transport 
connections.  

Minor 
negative - 
public 
transport and 
pedestrian 
access to Clyst 
St Mary 
primary school, 
but not within 
close 
proximity. 

Minor 
negative - 
public transport 
and pedestrian 
access to Clyst 
St Mary 
primary school, 
but not within 
close proximity. 
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Appendix D Maps of identified sites by source 
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Figure D 1 Map of sites identified through Neighbourhood Plan call for sites (source: AECOM) 
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Figure D 2 Map of sites identified through East Devon HELAA 2021 (source: AECOM) 
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Figure D 3 Map of sites identified through Greater Exeter HELAA 2017 (source: AECOM) 
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