
  
 

  
 

   
 

  
 

 
 

 

  
 

  
 

 
  

 
 

  
 

  
 

  
 

 
  

 
 

 

 
  
  

  

______________________________________ 

From: 
Subject: 

Strategic Planning 
South Hams - Our Plan: Shaping Our Communities to 2031 

Dear Sir/Madam, 

I refer to your current consultation on the above Plan which sets out the needs and aspirations of the area to 2031. 

In general Imerys is supportive of the key challenges and objectives as described in the consultation document. 

Imerys' property, situated, at Lee Moor offers significant opportunities to deliver projects which could work towards 
contributing, to the District's challenges. 

Following internal reorganisation a significant proportion of Imerys land holding at Lee Moor is now non-operational 
land and is going through a decommissioning programme. The company's  China Clay Calciner has seen significant 
investment in recent years and continues to produce nationally and internationally important industrial mineral 
products. Restoration of part of the mineral workings are also ongoing employing new soil improvement techniques to 
accelerate the growth of vegetation which, have been endorsed by the Environment Agency and the Mineral Planning 
Authority. 

Redundant pits, tips and infrastructure at Lee Moor offers significant potential to assist with economic growth in the 
from of sustainable waste management; renewable energy schemes; commercial/industrial parks; housing and office 
space. However to assist in the delivery of such development Imerys require supportive, flexible planning policies to 
encourage and deliver those aspirations for the site. 

Imerys would therefore like to see a local planning policy framework which sets out criteria by which a variety of 
sustainable development schemes could be assessed in a robust yet positive manner. 

Imerys would also wish to see a balanced approach when it comes to weighing up the merits of planning applications 
for development, whilst recognising the economic driver, which is the NPPF. 

Thank you for the opportunity to make these initial representations at this early stage of the plan. Imerys would be 
keen to engage with you on the journey to Plan adoption and with this we would be more than happy to meet with you 
and/or arrange a visit to our operations and non-operational property to show you what opportunities exist at Lee 
Moor. 

Please do not hesitate to contact me on either of the telephone numbers below to discuss further. 

Yours faithfully, 

Gary Staddon 
Planning & Estates Manager 

PL24 2SQ - England 
www.imerys.com 

IMERYS Minerals Limited is a business name of IMERYS 
Company No. 269255 - Registered in England and Wales 
Registered Office: Par Moor Centre - Par Moor Road - Par - Cornwall - PL24 2SQ - England 
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From: Strategic Planning 
Subject: Our Plan Response SH 

Our Plan Response SH 
Your details 

Name: Chris Brook 

(where relevant) 

Job Title: N/A 

(where relevant) 

Organisation: N/A 

Address: 

Please enter the post code in the following format PL21 0PP 

Post code: 

Contact 
number: 

Email: 

Your thoughts 

Do you think that we have identified the right topics for Our Plan? (page 4) 

Topics Yes 

If you answered 'No', please tell us what other topics you think we should consider (in less than 3000 
characters). 

Comments: 

Do you think that we have identified the right challenges for People? (page 7) 

Challenges No 

If you answered 'No', please tell us what other challenges for People you think we should consider (in less 
than 3000 characters). 

Do you mean Page 10 or page 12??? But yes, generally the correct
Comments: challenges are identified 

Do you think that we have identified the right challenges for Place? (page 7) 

Place No 

If you have answered 'No', please tell us what other challenges for Places you think we should consider (in 
less than 3000 characters). 

Sustainable Development - this is THE single most influential and
challenging issue that the South Hams faces.
The national position of a presumption in favour of sustainable
development is one that I am sure SHDC would support, therefore, what
constitutes sustainable is the key issue. The infrastructure in the south 
hams is anything but sustainable - SWW have the highest rates in the
country, yet can not afford to maintain or upgrade their existing

Comments: infrastructure and continue to pollute SSSI estuaries. The Highway
Authority is facing massive cuts to their maintenance budget whilst facing
higher traffic levels. The existing highways are constrained with no
margin for improving. Public transport is almost impossible to deliver in
a economically justifiable way due to low population density, narrow roads
and large distances. 

On top of that - housing targets are set nationally and higher property 
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values in the South West mean commercial developers focus their efforts
where the most profits are to be made. We are behind on delivering our
housing targets, and so we are under pressure to consent to development.
All of these factors result in one thing only - lots of unsustainable
development. 

Is there anything else you think Our Plan should contain? 

Additional Yes 

If you answered 'Yes', please tell us what else you think Our Plan should cover (in less than 5000 
characters). 

If the south hams needs more housing we should ensure it is delivered to
the people that need it - local people. Opportunities for self build
should be included in allocated sites, affordable houses should be just

Comments: that - rather than contributions that don't get spent.
Houses should have covenants on them for local works - that would keep the
value low, so local people could actually afford them, especially in
places that have high second home demand (often on the coast). 

Keeping in touch 

Would you like to be kept informed of prgress with Our Plan? 

Updates Yes 

Data Protection 
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From: 
Subject:
Attachments: 

Strategic Planning 
Local Plan - public consultation reponse 
Local Plan response re Renewable Energy 20 6 2014.docx 

Dear Sir, 

I am concerned that the agenda and timetable published in relation to the SHDC Local Plan does 
not appear to allow for a proper public consultation on the draft plan when that becomes available. 
 I see that schools and certain groups are to be consulted, but not, it seems, the wider community 
of local residents. 

I should be grateful if you could confirm that this is an unintended omission from the timetable and 
that that there in fact will be a period of public consultation on the draft plan.  

I attach a list of proposals for the plan in relation to renewable energy. 

Yours faithfully, 

N C McDonnell 



 
 

        

 

        

              

            

 

       

      

       

    

 

             

         

     

       

       

      

     

      

     

   

 

          

          

        

        

     

 
             

       

     

    

       

       

       

        

     

 

     

     

Renewable Energy 

1) On Shore Wind Turbines in South Hams 

a) Environmental Impact Assessments [EIAs] should be required for: 

i) all turbines with a maximum height to blade tip of 15 metres or more and 

ii) for all turbines of any size within 2 kilometres of the AONB or National Park. 

To date, EIAs have almost never been required by SHDC for wind turbine proposals, 

not even those of 100m height or more, and, given the environmental sensitivity of 

the South Hams, the result has been that no effective screening process is currently 

in place. 

b) Bat and bird surveys should be required for all turbine applications of all sizes, 

from very large scale turbines down to roof-mounted micro-turbines. The South 

Hams has an internationally important bat population, with bat roosts widely 

distributed in barns, lofts, trees and caves. All species of bats are European 

Protected Species which means that SHDC must have evidence upon which to base 

their decisions in every case. The existence of the South Hams Special Areas of 

Conservation [SACs] for greater horseshoe bats with their extensive network of 

sustenance zones and strategic flyways also requires SHDC to have a specified level 

of evidence wherever a turbine proposal might affect the conservation objectives of 

the SAC. 

c) Parish Councils within 10 kilometres and neighbours within 1 kilometre of the 

proposed site should be routinely informed of scoping requests. There needs to be 

a definition of the minimum standard of public consultation before an application 

will be validated and this should be sufficiently stringent to ensure people have a 

real say in what happens in their area. 

d) Minimum Separation Distances should be adopted in line with Lord Reay’s Bill and 

Wiltshire County Council with additional distances specified for some smaller 

turbines. According to a paper published by the Renewable Energy Foundation 

“Wiltshire Council Wind Turbine Separation Distances from Dwellings” on 26 

November 2012 [Appendix B], these “distances are only borderline sufficient to 

protect amenity based on the ETSU-R-97 principles, and in the case of the turbines 

exhibiting blade swish noise in excess of that anticipated by the guidance, the 

separation distances would not protect amenity” and so these separation distances 

are the absolute minimum which should be required. 

The separation distances specified, subject in all cases to exceptions where all 

affected neighbours agree otherwise in writing, should be as follows: 



 

       

     

  

 

         

          

          

         

      

 

 

           

             

       

 

         

    

        

      

           

       

     

       

        

       

           

          

          

        

    

    

      

    

 

            

        

       

Turbine height to blade tip maximum Separation distance 

Greater than 10 metres but not exceeding 15 

metres 

250 metres 

Greater than 15 m but not exceeding 25 m 500 metres 

Greater than 25 m but not exceeding 50 m 1000 metres 

Greater than 50 m but not exceeding 100 m 1500 metres 

Greater than 100 m but not exceeding 150 m 2000 metres 

Greater than 150 m 3000 metres 

The result of the recent judicial review of the Milton Keynes revised minimum 

distance was misreported in some parts of the Press but in fact does not prevent or 

discourage the adoption of minimum distances by local authorities. 

The judgment confirmed that local authorities can set exclusion zones to protect 

local people from inappropriate development and provides significant 

encouragement for this. The single ground on which the judicial review succeeded 

for the wind farm developers was that Milton Keynes had already specified a buffer 

zone of 350m in its 2002 local plan. The judge ruled that the amended separation 

distances in the Supplementary Planning Document [SPD] were in conflict with the 

pre-existing buffer in the local plan. If a pre-existing separation distance had not 

already been part of the local planning policies, Milton Keynes Council would have 

succeeded on all four grounds. The judgment suggests that separation distances 

should be phrased positively rather than negatively i.e. that policies should not be 

phrased in terms of planning permission being refused if turbines are within x metres 

of a dwelling, but rather that planning permission may be granted if turbines are 

more than x metres from a dwelling, provided that there are no significant adverse 

environmental or other impacts. The judgment also concludes that the adoption of 

minimum separation distances does not conflict with the National Planning Policy 

Framework [NPPF] or with the Overarching National Policy Statement for Energy 

[EN-1]. We refer you, in particular, to paragraphs 142, 144 -146, 166-167, 171-175 

and 214 of the judgment. 

e) The imposition of an effective and legally enforceable noise condition needs to be 

an absolute requirement in every case, whether or not minimum distances are 

imposed, as some turbines prove noisier than predicted. 



     

        

        

 

        

       

        

        

         

             

       

       

       

     

 

         

    

          

         

  

 

   

   

         

        

   

 

  

        

         

           

   

 

        

            

         

        

        

        

    

        

The ‘Den Brook’ condition clearly offers wind turbine neighbours the best protection.  

In the event there is substantial reason not to apply this particular condition, the 

‘Chiplow / Jack’s Lane’ condition in its entirety should be applied. 

It is not sufficient to rely upon ETSU-R-97 to protect local residents from excessive 

noise. ETSU is widely understood to be seriously flawed in its methodologies and 

inadequate to provide protection for residents. There are more than 70 documented 

cases in the UK where ETSU has seriously failed to protect neighbours from noise 

nuisance. In particular, ETSU does not deal adequately with amplitude modulation 

associated with wind shear. It is appreciated that SHDC is not in a position to reject 

the use of ETSU guidance; therefore in order to offer South Hams residents adequate 

protection from noise, SHDC needs instead to supplement ETSU with more effective 

forms of protection i.e. minimum separation distances combined with an effective 

noise condition. 

In its submission to the Welsh Assembly in response to a petition requesting 

legislation to control noise nuisance from turbines, Hayes McKenzie stated that 

distances of up to 1.5 kilometres might be required to comply with ETSU where 

background noise levels are low. The same Welsh Assembly petition includes 

harrowing accounts by residents personally affected by excessive noise. 

Similarly the legal remedy of statutory nuisance is in practice ineffective as the 

process is lengthy, expensive and burdensome for the council and/or resident. Even 

if an abatement notice is served, failure to comply only carries a fine which a wind 

power operator is likely to regard as trivial. It is unlikely to result in the cessation of 

the nuisance. 

Furthermore, the independent noise consultants RdB Associates, whom SHDC 

appointed in relation to the planning application at Luscombe Cross, advised on 

pages 2 and 3 of their letter of 19th December 2012, that “reliance on Statutory 

Nuisance under The Environmental Protection Act does not provide the degree of 

protection required under the NPPF.” 

f) Landscape and Heritage – It should be a requirement that photomontages 

provided by the applicant are prepared using a camera lens with a 75mm focal 

length. Photomontages are, in themselves, inadequate to represent the effect of 

wind turbines on the landscape or upon heritage assets. The number of viewpoints 

adopted by the developer is often very limited in number and sometimes subject to 

distortion and omission. We would refer you, for example, to English Heritage’s 

comments on the misleading nature of the Luscombe Cross photomontages. A study 

by Dr P D Hunter of the University of Stirling “The Effect of Focal Length on 



       

      

      

        

        

        

     

         

       

       

    

     

 

 

          

   

    

        

      

           

      

          

        

       

      

     

       

     

 

           

           

        

        

           

      

       

       

          

         

           

  

Perception of Scale and Depth in Landscape Photographs – Implications for 

visualisation standards for wind energy developments” published on 17 May 2012 

recommended a focal length of 75mm as providing the most accurate result for wind 

farm developments. The report states: “the vast majority of participants in the main 

survey (n=334; 96.5% of the sample) were of the opinion that a 50mm single frame 

image for visualisation made the specified focal point (or area) appear too small and 

too far away relative to its appearance in the actual landscape.” Thus the focal 

length adopted as the “wind industry standard” appears to give a misleading 

impression for the vast majority of people. There is a further difficulty with 

photomontages in that the human brain registers vertical height differently than 

horizontal distances. Although photomontages may be useful as an aide memoire 

there is no substitute for seeing a physical height marker flown above each turbine 

site. 

g) Physical height markers should be required in every case to demonstrate 

maximum blade tip height. 

i) Physical height markers will enable local residents, councillors and planning 

officers to make informed decisions based upon objective evidence and will 

avoid much waste of planning departmental resources. 

ii) The days that the flight markers are flown should be advertised in advance, but 

deferred and re-advertised if bad weather prevents their use. 

iii) The days when height markers are flown should include both weekdays and 

weekends so that those away at work have an opportunity to view them. 

iv) The scale of the markers should be proportionate to the height of turbines as 

smaller markers will not be easily visible at the distances where the actual 

turbine blades would be highly visible. A minimum 1 metre diameter weather 

balloon may be considered adequate for turbines up to 15m high and a blimp 

(normally 6m x 2.5m) for taller turbines. 

h) Either wind speed figures supplied by the Met Office’s Virtual Met Mast, or a full 

year of measured wind speed data should be provided with the planning 

application together with details of the performance characteristics for the 

particular model of turbine proposed. “Planning practice guidance for renewable 

and low carbon energy” issued by the Department for Communities and Local 

Government in July 2013 (paragraphs 12 and 38) encourages local planning 

authorities to consider the predicted wind resource for turbines as well as 

emphasising that the need for renewables does not override environmental 

protections and the planning concerns of local communities. Wind speed data 

from NOABL has been declared obsolete by both DECC and the Met Office and 

should not be relied upon for the purposes of SHDC’s consideration of wind 

resource. 



 
      

         

      

          

 
      

       

      

         

       

             

      

          

       

          

        

       

          

         

        

           

     

        

      

          

    

 

       

   

        

        

        

        

         

        

       

          

        

         

Consideration of a planning application requires a weighing-up of the benefits of the 

development against the harm. It is reasonable to require that the negative effects 

of a wind turbine upon the landscape, heritage assets and nuisance to neighbours 

etc should be balanced by reasonably efficient production of power. 

Professor Gordon Hughes in his paper “The Performance of Wind Farms in the 

United Kingdom and Denmark,” published on 19 December 2012, notes, at 

paragraphs 14-16, the surprisingly wide variation between the best and worse 

performers for UK onshore wind farms as compared with Danish. “A plant at the 

upper quartile of the distribution of UK onshore wind farms will generate an annual 

output that is about 40% higher than a plant at the lower quartile.” “Outside the 

range between the upper and lower quartiles, the top and bottom segments of the 

distributions extend further up and down for UK onshore wind farms than for those 

in Denmark.” He continues “It is somewhat surprising to observe the magnitude of 

the differences in the performance in onshore wind farms in the UK. Given the 

nature of the subsidy regimes and the high capital cost of developing new 

installations, it might be expected that operators have a strong incentive to identify 

the best locations and then choose equipment that will deliver the maximum 

amount of electricity at a high level of reliability. For onshore UK operators it seems 

that good or bad performance is somewhat of a lottery. However, if the subsidies 

provided by ROCs are sufficient to underwrite investment in inefficient plants - as 

appears to be the case – then those subsidies are extremely generous for plants that 

operate close to the efficient frontier. As location is likely to be the main factor that 

determines the performance of a specific plant relative to all other plants, the 

inference must be that many wind plants have been developed on sites with poor 

wind characteristics [emphasis added].” 

Either Met Office Virtual Met Mast figures or measured wind data for a year 

together with the performance characteristics of the particular model of turbine will 

enable an informed decision to be made on the appropriateness of the proposed site 

for power generation. As average wind speeds vary significantly with the seasons, a 

year’s wind data will normally be the minimum required. The power output of a 

wind turbine is roughly proportional to the cube of the wind speed between the ‘cut 

in’ speed (below which the turbine does not operate) and the ‘rated’ wind speed 

(the wind speed required for maximum output above which any increase in wind 

speed results in no additional power output). Therefore between the ‘cut in’ speed 

and the ‘rated’ speed, small reductions in wind speed can result in large reductions 

in power output. The Energy Saving Trust say that they do not recommend that 

domestic small scale wind turbines are installed in areas with wind speeds of less 



    

    

 

          

         

    

      

    

      

        

 

             

             

       

       

      

 

 

        

       

          

    

        

 

      

          

             

         

    

 

     

          

         

        

       

       

          

       

    

 

than 5 metres per second as speeds less than this are unlikely to provide a cost-

effective way of producing electricity with current technologies. 

i) Similarly, in the interests of requiring reasonably efficient production of power to 

set against the harm created by wind turbines, ‘powering down’ should be 

discouraged. This term refers to the practice of specifying inappropriately tall 

turbines compared with the expected power output. A developer may do this in 

order to qualify for FITs rather than ROCs, in other words to manipulate the subsidy 

scheme for which the turbine will qualify. There should therefore be a maximum 

hub height specified commensurate with expected power output. 

j) Direct reference should be made in Our Plan to the importance of tourism to the 

local economy and local jobs and to the need to consider the effects upon tourism 

in assessing the sustainability of a planning application. 

Tourists are drawn to the South Hams for its natural beauty and tranquillity, and its 

wildlife. These will be destroyed by large turbines or by excessive proliferation of 

smaller turbines. 

The demographic of tourists to the South Hams is predominantly middle-aged – an 

older demographic than, for example, Cornwall where tourist activity is centred on 

the beaches for families with small children and for water sports. In the South 

Hams, preservation of the landscape of the central areas is vital for maintaining 

tourism revenues and jobs as well as the landscape at the coast. 

The Scottish Parliament commissioned a report “The economic impacts of wind 

farms on Scottish tourism” published in March 2008 which suggested that nearly 

20% of current and potential tourists in an internet survey would not visit an area if a 

wind farm was constructed. 63% of those polled preferred a landscape without a 

turbine from their hotel bedroom window. 

More recently, the Mountaineering Council of Scotland’s survey dated March 2014 

states that two thirds (68%) of respondents said that due to the presence of wind 

farms, there were places in Scotland that were already less appealing for walking and 

climbing while a similar proportion (64%) said that there were places they were less 

likely to visit or revisit because of the presence of wind farms. Nearly three-quarters 

(73%) would choose accommodation without a wind farm view. The report’s 

summary also noted that surveys of the general public also suggest a trend of rising 

visitor discouragement due to wind farms, from under 10% before 2008 to 17% in 

2011 and 26% in 2013. 



      

        

     

 

        

        

           

         

          

 

           

         

          

 

 

            

      

          

         

        

    

 

       

        

 

        

      

 

         

     

        

 

 

         

          

 

       

            

          

 

Holiday accommodation in the South Hams is distributed throughout the whole area 

in the form of holiday cottages and bed & breakfast establishments, rather than 

concentrated in hotels near to the beaches. 

k) The precise definition of Shadow Flicker should be set out, as it is otherwise likely 

to be misunderstood. Shadow Flicker refers only to the strobing effects of sunlight 

from behind turbine blades falling upon a window and does not apply to external 

work places, gardens and roads. Therefore any mitigation conditions defined in 

respect of Shadow Flicker will not protect these latter areas at all. 

l) There should be separate evaluation of the effects of strobing on exterior 

workplaces in frequent use, and on roads, bridleways, footpaths and gardens. This 

evaluation needs to extend to a wider radius from the proposed site than 10 rotor 

diameters. 

m) For both Shadow Flicker and other strobing nuisance, it should not be left to the 

affected residents to pursue a remedy, which will involve logging the nuisance for 

periods of up to a year. Computer programs exist which can map the affected areas 

with considerable precision and these, combined with light sensors attached to the 

turbine, can automate the prevention of such nuisance from the areas to be 

protected as part of a planning condition. 

n) The British Horse Society’s recommendation of a separation distance from 

bridleways of four times the fall-over distance should be endorsed. 

o) The Civil Aviation Authority’s recommendations for minimum separation distances 

between wind turbines and airports/airfields should be adopted as SHDC policy. 

p) Ministry of Defence recommendations in respect of air safety, low flying 

consultation zones and Defence Infrastructure Organisation Safeguarding 

recommendations in respect of onshore radar coverage should be adopted as 

SHDC policy. 

q) The full cost of decommissioning, including the removal of the concrete base 

should be required to be placed in escrow before construction commences. 

r) Wind turbines can cause interference with TV, broadband and mobile phone 

reception. Identification of potential interference and a plan for full mitigation 

should be required to be submitted with the planning application. 



           

            

            

    

      

         

      

      

     

      

       

 

         

        

       

       

          

       

       

        

          

          

         

      

  

 

 

     

 

            

         

      

        

 

           

             

        

  

 

            

         

s) The community benefit fund is not a material planning consideration and should 

carry no weight in the determination of a planning application. It is a fundamental 

of the Planning System that planning permission cannot be bought or sold. The 

Community Benefits Protocol encourages payment of “compensation” to parish 

councils rather than to the individuals who actually lose out. This practice was 

described in the House of Lords debate of 10 June 2011 by Lord Reay as “both 

corrupt and divisive. The people who will receive the advantage will not be the same 

as those who suffer the injury. How will a community playground, while it may sway 

a planning committee, compensate someone who has seen his environment 

immeasurably degraded and the value of his house fall by 35%?” (Wind Turbines 

(Minimum Distance from Residential Premises) Bill , House of Lords 10 June 2011). 

t) Micro Scale Turbines - Permitted Developmen Given the extensive greater 

horseshoe bat flyways and sustenance zones associated with the South Devon SACs 

which are protected by European law, any ‘permitted development’ without 

appropriate bat surveys and SHDC evaluation using specified criteria would appear 

to breach European law. It has previously been suggested by a consultant engaged 

by SHDC that permitted development rules are handed down by central government 

and not subject to amendment by local government. The question was raised with 

the Planning Minister at a private meeting arranged by Dr Wollaston MP and the 

Minister gave his informal opinion that there are no permitted development rights in 

an SAC or SPA. SHDC’s own advice from Michael Oxford of Kestrel Wildlife, obtained 

in relation to a specific planning application, stated “But by law, SHDC must consider 

all applications that, alone and in combination, are likely to affect the integrity of the 

SAC wherever those applications occur within their jurisdiction.” 

2) Solar Arrays in South Hams 

a) Large-scale solar PV arrays should not be located on green field sites which should 

be reserved for food production and which form an intrinsic landscape asset for this 

area. Instead they should be guided towards previously developed/contaminated 

land; industrial land and its margins; and adjacent major transport corridors. 

b) All solar farms should be required to use removable foundations rather than 

concrete so that at the end of the panels’ life the land can revert to agricultural use 

and remain greenfield sites, where applicable, rather than being converted to 

brownfield sites. 

c) Where it is intended to store some electricity on site rather than simply supply the 

National Grid, careful consideration should be given to the associated storage 



     

        

      

 

               

           

            

 

          

         

        

 

    

         

           

 

arrangements and machinery, including the effects upon residential amenity for 

neighbours and the risk of pollution of land, ground water and water courses, as 

many of these arrangements involve toxic chemicals and noise. 

d) Solar panels need to be removed and recycled at the end of their lives. The 

developer should be required to make provision for this at the outset and place a 

sum in escrow equal to the full cost of removal and recycling. 

e) A strong preference should be expressed for horizontal sites which are not 

overlooked and can be screened effectively by vegetation, rather than hillsides 

which are overlooked and cannot be screened effectively. 

f) There have been disturbing instances of solar farms effectively surrounding 

neighbours’ properties. There should be a restriction that a neighbour’s property 

should not be faced with more than 120 degrees of solar farm unless the neighbour 

agrees otherwise in writing. 



   

 

 

 

From: Strategic Planning 
Subject: Our Plan Response SH 

Our Plan Response SH 
Your details 

Name: Alan Stapleton 

(where relevant) 

Job Title: 

(where relevant) 

Organisation: Soil and Land Management Consultancy 

Address: 

Please enter the post code in the following format PL21 0PP 

Post code: 

Contact 
number: 

Email: 

Your thoughts 

Do you think that we have identified the right topics for Our Plan? (page 4) 

Topics No 

If you answered 'No', please tell us what other topics you think we should consider (in less than 3000 
characters). 

The categories (Vision,Homes,Economy etc) seem fine but within these I
would like to see the following additions:
Under Our Economy, Social Enterprise

Comments: Under Our Heritage, Geoheritage
Under Our Resources, Flood risk should be widened to incorporate Water
Management , Soil Protection should be added. 

Do you think that we have identified the right challenges for People? (page 7) 

Challenges No 

If you answered 'No', please tell us what other challenges for People you think we should consider (in less 
than 3000 characters). 

Some of these are too aspirational and outside the scope of the spatial
plan. Most important are

Comments: Supporting and retaining jobs
Finding innovative and flexible housing solutions
Responding positively to climate change 

Do you think that we have identified the right challenges for Place? (page 7) 

Place No 

If you have answered 'No', please tell us what other challenges for Places you think we should consider (in 
less than 3000 characters). 

Some of these are too aspirational and outside the scope of the spatial
plan. Most important are:
Enabling the right amount of development in the right places (includes the
supporting infrastructure)

Comments: Recognising and promoting what makes the area special/Making the most of
our historic environment geoheritage and wildlife
Protecting and enhancing our natural landscapes (in the face of land use
and climate change) 
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Enabling waste management 

Is there anything else you think Our Plan should contain? 

Additional Yes 

If you answered 'Yes', please tell us what else you think Our Plan should cover (in less than 5000 
characters). 

Specific plans for the four towns and the most remote areas
Comments: 

Keeping in touch 

Would you like to be kept informed of prgress with Our Plan? 

Updates Yes 

Data Protection 
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Unit 2 Eclipse Office Park   High Street  Staple Hill  Bristol BS16 5EL 

T: 0117 956 1916 E: all@tetlow-king.co.uk 
F: 0117 970 1293 W: www.tetlow-king.co.uk 

Strategic Planning Date: 20 June 2014 
South Hams District Council 
Follaton House Our Ref: FT M4/1012-16 
Plymouth Road M4/1203-07 
Totnes Your Ref: 
Devon 
TQ9 5NE 

By email only: Strategic.Planning@southhams.gov.uk; 
Strategic.Planning@westdevon.gov.uk 

Dear Sir or Madam 

RE: SOUTH HAMS AND WEST DEVON LOCAL PLAN – SCOPING, JUNE 2014 

We represent the South West HARP Planning Consortium which includes all the leading Housing 
Associations and Registered Providers (HARPs) across the South West. Our clients’ principal 
concerns are to optimise the provision of social/affordable housing and to ensure the evolution and 
preparation of consistent policies throughout the region. 

How many plans? 

It is not entirely clear from the consultation documents the relationship that West Devon and South 
Hams’ Local Plans will have.  Is there to be a single Local Plan which covers both districts, or two 
separate plans which are coming forward together?  This must be clarified.  If it is the first, then we 
would encourage the Councils to produce single consultation documents to a single consultation 
request.  It seems artificial to produce two different documents that say exactly the same thing, and it 
adds an element of confusion which is not necessary.  We would also suggest the use of a single 
website/page containing both local authorities’ evidence bases, as cross referencing between the two 
local authority websites is not effective. 

If there are two distinct Local Plans proposed, we would ask the Councils to draw some distinctions. 
For example, changing the names so they are not the same, creating distinctive and individual 
consultation documents and undertaking consultation at slightly different times. 

We would draw the Councils’ attention to the ongoing examination of Bromsgrove and Redditch Local 
Plans; specifically that the Inspector has been highly critical of their approach, which has resulted in 
the duplication of documents, and confusion as to the relationship between the local authorities.  

Dartmoor National Park 

We would ask the Councils to clarify the relationship with Dartmoor National Park.  Both maps include 
the National Park in the area that the Plans will cover.  However, Dartmoor has an adopted Core 
Strategy and its own associated DPDs and SPDs.  We would assume that the National Park area is 
therefore excluded from the Local Plans, but with the Local Authorities and National Park Authorities 
requiring a proactive relationship in line with the NPPF’s Duty to Cooperate. 

Plan Preparation 

Whilst there is an element of flexibility in respect to consultation requirements within the local plan 
process, we would question the Councils’ decision to issue the current document as a Regulation 18 
consultation.  It provides little basis for consultation, and essentially highlights generic issues and 
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considerations highlighted in the NPPF.  It is unlikely that the Councils will receive detailed 
representations as a response, thus providing very little basis upon which to progress the Local Plan. 
In particular, we would encourage the Councils to present Preferred Growth Options in respect to the 
Local Plan, to ensure local communities can consider the relative options over the plan period. 
Against the Councils’ current plans, the next consultation would present the final option – presenting 
no opportunity for informed debate.    

We support the Councils’ efforts to progress the Local Plan as efficiently as possible and commend 
the Councils’ efforts to adopt a new Local Plan within a short timeline.  However, this should not be to 
the detriment of providing sufficient opportunity for members of the community and interested parties 
to comment and engage.  Presenting all the detail in the final Regulation 19 consultation does not 
provide the Council will sufficient opportunity to respond to detailed comments, with the only option 
available to request the Inspector accept modifications both prior, during and following the 
examination process.  This does not represent good plan making.  The nature of the examination 
precludes a majority of persons from participating both due to its complexity but also the costs 
associated with securing specialist consultants to participate in the examination as required. 

A Local Plan should be sound at submission.  Not reliant on proposed modifications.  Thus indicating 
the necessity to undertake two detailed consultations. 

We note that the NPPG indicates a preference for all local planning documents to be contained within 
the single Local Plan, rather than numerous additional site allocations and development management 
development plan documents. We would encourage this approach, of a single comprehensive plan, 
as a more efficient plan making process.  Evidently, SPDs would still form part of the Councils’ 
planning policy, however the remit of SPDs should reflect their role as supplemental to, rather than 
providing an integral part of the delivery of Local Plan objectives.  SPDs should not seek to bolster or 
add additional weight to adopted policy. 

Local Plans 

The Councils will be aware of the significant issues which have arisen throughout England as Local 
Plan Examinations have come forward.  We would not reiterate these here, as they are well 
documented elsewhere.  But we would note for the Council, that in the South West, the following 
Local Plan Examinations should be of note: Bath and North East Somerset, North Somerset, South 
Gloucestershire, East Devon, Teignbridge, West Dorset-Weymouth & Portland, Stroud, South 
Somerset and Wiltshire. 

What is clear across England, is that the most significant issues in respect to Local Plans 
Examinations is in relation to the Duty to Cooperate and Housing Numbers, we thus discuss these in 
more detail below.  It is also noted that affordable housing has been raised in a considerable number 
of these Examinations, and we draw the Councils’ attention to such  

We are aware that there are a number of other Local Plans coming forward in the South West and we 
would caution the Councils from using these as any indication of Local Plan development.  There are 
significant issues in respect to emerging Local Plans; not least Cornwall and Torbay’s Pre-submission 
Local Plans. 

We also note that a number of Local Plans adopted in the South West came forward both before the 
NPPF, but also the NPPG.  Whilst not immediately evident, we would ask the Council to note that the 
NPPG does contain a number of significant amendments in respect to the expectations of the 
Government, and thus Local Plan Inspectors, in relation to a number of matters; notably housing 
needs. 

Duty to Cooperate 

The Duty to Cooperate is of particular importance both between the two Councils and Dartmoor 
National Park, but also neighbouring local authorities. 
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It is noted for example that Torbay’s Pre-submission Local Plan has indicated that it is unable to meet 
the objectively assessed need within that plan area by some 2,300-4,000 units, and that there is a 
requirement for South Hams and Teignbridge to meet this housing requirement.  It is evident that this 
must be resolved at this stage of the Local Plan, or should the Councils indicate that there is no 
capacity within the plan area to meet some of Torbay’s housing requirement, it would evidently be 
necessary for this to be highlighted at the outset.  It is also noted that Teignbridge objected to 
Torbay’s housing requirement in the previous local plan consultation. 

It is also noted that Plymouth, Cornwall, Mid-Devon and Torridge are all progressing local plans 
currently.  Thus it is possible for the Councils to reach agreement with all their neighbouring 
authorities, bar Teignbridge1, at this stage of the Local Plan as to any cross-boundary housing issues. 

It is further noted that housing should not be the only purpose of the Duty to Cooperate, with 
employment aspirations, significant employment land developments, educational needs and 
environmental concerns all of particular interest at a regional level. 

We would also encourage the Councils to engage proactively with the Local Enterprise Partnership, 
both in relation to regional growth aspirations but also detailed employment projections and 
affordability concerns. 

Housing Numbers 

We are aware that the Councils have participated in a joint SHMNA (2013) with some neighbouring 
local authorities, and we commend this approach. 

At this stage of the Local Plan, we will not seek to consider the relative merits of the SHMNA (2013), 
as this is more appropriately undertaken once the Councils have selected a housing target.  We would 
however make the following comments: 

- The SHMNA evidence base is from 2012/2013 evidently indicating that there will have been a 
degree of change by the time the Local Plan is examined in 2015. Notably, it will be 
necessary to re-evaluate market signals over this period.  Any significant delay in examination 
would question the evidence base’s reliability; 

- We note that since the SHMNA, the 2012-based Subnational Population Projections have 
been published. Consideration of these must be undertaken – in particular it is noted that 
West Devon’s population is projected to increase at significantly greater numbers than the re-
based SNPP 2010 projection; 

- It is evident from a cursory reading of the SHMNA that a demographic based housing target 
would not be appropriate for South Hams or West Devon, with the lowest job projection 
exceeding the re-based SNPP 2010 household projection; 

- The NPPG’s requirements to consider the need to retain an appropriate working age 
population base is of particular relevance to the two local authorities, notably so in South 
Hams; 

- It is evident that affordable housing need is significant within both local authorities and that 
“an increase in the total housing figures included in the local plan should be considered where 
it could help deliver the required number of affordable homes” (paragraph 029, section 2a, 
NPPG) would be appropriate; 

- It is noted that the SHMNA does not consider affordable rent, in terms of an assessment of 
affordable housing need it is therefore flawed; and 

1 who recently adopted their Local Plan 
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- The implications of migration trends need careful consideration, particularly in respect to any 
recessionary-trends used within projections. 

It has become well established that Councils must be able to appropriately justify the assumptions 
selected in setting their housing requirements.  In particular, the relationship between job growth and 
housing growth has been particularly highlighted in numerous local plan examinations, notably South 
Worcestershire’s Development Plan, whereby housing requirements which fail to reflect projected 
employment growth, have been indicated as unsound. 

It is also noted that more recent local plan examinations have integrated in a more comprehensive 
manner the national Government’s ambitions in relation to housing supply and delivery.  Notably, the 
selected housing requirement has been considered in relation to previous delivery rates, with local 
authorities coming unstuck where the housing requirement does not deliver a “significant boost” in 
housing delivery from historical rates; see for example Stroud and North Somerset. 

Affordable Housing 

As we mention above, the Councils have a significant need for new affordable housing over the plan 
period.  This necessitates consideration of increasing housing delivery to boost delivery of affordable 
housing, but also a consideration of the relative delivery mechanisms available to ensure affordable 
housing delivery. 

At the outset, it is noted that the timing of the Councils’ Local Plan indicates a significant opportunity 
to be both proactive and imaginative in securing the delivery of affordable housing across the plan 
area; drawing upon best practice elsewhere and embracing new and emerging delivery mechanisms. 

Evidently, the standard practice of securing affordable housing through s106 planning obligations 
should be pursued, and set at an appropriate level in accordance with a viability appraisal.  

It is also evident that the use of a rural exception site (RES) policy is integral to the delivery of rural 
housing within the two districts.  Since the Councils’ Core Strategies were adopted there have been 
significant developments in the policy and practice of RESs.  There are a range of policy approaches 
across the South West, which have had varying degrees of success in securing the necessary 
delivery of housing.  What is evident from an examination of recently adopted plans is that RESs must 
be justified by an appropriate assessment of need – whether that be a local housing needs 
assessment or the presentation of general needs information relative to the location, and that flexibility 
in relation to site selection is important (notably Councils which have sought to apply detailed criteria 
ie site must adjoin the settlement boundary, have had such criteria removed or modified by 
Inspectors, ie to site must be well related to the settlement).  It is also noted that no local plans post 
NPPF have been found sound which do not allow for cross-subsidy in the delivery of RESs.  It is 
further noted that in the South West, only 7 rural authorities do not currently allow cross-subsidy: 

- Forest of Dean – Core Strategy pre-NPPF (Oct 2011) – indicated in correspondence that 
exceptions would be allowed  

- North Somerset – Core Strategy April 2012 – Remitted policies unsound 

- Poole – Core Strategy Feb 2009 – Rural area is in Green Belt, but note significant numbers of 
recent planning appeals allowing cross-subsidy RES in Green Belt 

- Torbay – very old Local Plan - significant issues with the emerging Local Plan 

- West Dorset, Weymouth and Portland – Local Plan Examination suspended – Inspector 
specifically queried delivery of affordable housing 
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- West Somerset – very old Local Plan – emerging Plan has been through many iterations, not 
yet submitted to examination.  

It is clear that cross-subsidy is now an expected element of any RES policy, and impetus is added in 
respect to the two districts and their respective housing markets, and the high values attributed to 
potential housing sites. 

Finally, it is noted that the role of community support in delivering rural housing has been examined in 
detail in many examinations. It is evident that community engagement and involvement should be 
encouraged throughout a RES process, from housing need surveys to design and location, however it 
is evident, and as demonstrated in planning appeals throughout the region, that local community 
support is not necessary to bring forward a scheme, with the delivery of rural housing seen as a 
strategic objective across the region. 

Across all the delivery mechanisms, the issue of affordable housing tenure is complex.  Evidently the 
Councils should undertake an appropriate assessment of affordable housing need and indicate the 
relative needs of the different tenures; social rent, affordable rent and intermediate.  However, it is 
evident that the range of intermediate models coming forward is growing exponentially, following 
significant encouragement from the national Government, it is therefore important that any policy 
indicates that Council’s willingness to apply flexibility across tenure requirements. 

We would encourage the Councils to adopt a policy which encourages alternate delivery models; for 
example 100% intermediate or affordable rent schemes, or cross-subsidy schemes which delivers low 
cost homes for sale (with market housing providing the ability to discount housing to 50-60% open 
market value).  Such models are becoming increasingly popular with a range of housing providers, 
and play a role in many HARP’s delivery programs now grant is limited.  We would note that there are 
two elements required to ensure the Councils effectively embrace alternate delivery models.  Firstly, 
the recognition that the Councils will engage with any developer into discussions of alternate models 
on identified sites.  But secondly, the assumption that alternate schemes will not require negotiation 
away from the standard s106 expected tenures.    

Viability 

It is evident that viability is a significant issue across the range of policies.  It is standard practice that 
viability issues can alter policy requirements to enable schemes to come forward. We agree that this 
is an appropriate approach.  We have a practical comment to make, in that the Councils should 
encourage an element of flexibility when requiring viability assessments.  It is a common 
misconception that the production of a detailed viability assessment by a RICS-qualified surveyor is a 
standard practice, and that the imposition of this requirement on a developer is not significant.  We 
would disagree, a full RICS viability assessment is significantly more detailed than the open book 
assessments undertaken by a developer.  We would encourage the Councils to adopt a flexible 
approach to the submission of viability assessments, in that sufficient details must be submitted in an 
open book manner, and that alone should be the Councils’ requirement. 

We would also suggest that the Councils seek to obtain appropriate training of key staff, to enable 
review of any submitted viability appraisals to occur in-house, rather than requiring the time and 
expense of outsourcing reviews. 

Specialist Older Person’s Housing 

Analysis within the SHMNA (2013) clearly indicates a significant projected increase over the plan 
period of the age group 65+.  Whilst it considers the implications of this projection on the need for 
additional care homes spaces, at some 363 new beds over the plan period, it does not consider all the 
needs of this demographic group, with the NPPG requiring assessment of future need for older 
persons housing to be broken down by “tenure and type (e.g. sheltered, enhanced sheltered, extra 
care and registered care) should be assessed” (2a paragraph 021 06/03/2014). Given the significant 
projected increases in older persons over the plan period it is vital that the Councils ensure their 
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evidence base considers the range of housing models which may be required, not just provision of 
standard care beds. It is also noted that there is no assessment as to the specialist older persons 
housing needs of those requiring affordable housing, and this should also be assessed. 

The NPPG references the toolkits available to local authorities when addressing specialist housing 
needs.  One such toolkit is Housing in Later Life: planning ahead for specialist housing for older 
people (December 2012); this contains an example policy which would be appropriate for South Hams 
and West Devon, although there are numerous adopted and emerging Local Plans2 which the Council 
could also draw from.  It is not clear if the proposed Local Plan will allow for site allocations or whether 
they will come forward in a different document, however we would note the following policy example:  

“The Council will encourage the provision of specialist housing for older people across all tenures in 
sustainable locations.  

The Council aims to ensure that older people are able to secure and sustain their independence in a 
home appropriate to their circumstances and to actively encourage developers to build new homes to 
the ‘Lifetime Homes’ standard so that they can be readily adapted to meet the needs of those with 
disabilities and the elderly as well as assisting independent living at home. 

The Council will through the identification of sites (in any forthcoming Site Allocations DPD), allowing 
for windfall developments and/or granting of planning consents in sustainable locations, provide for 
the development or retirement accommodation, residential care homes, close care, Extra Care and 
assisted care housing and Continuing Care Retirement Communities.” 

It is also important to recognise that viability issues are frequently associated with specialist care 
housing, which prevents delivery. Land values for standard C3 housing are frequently too high, given 
the higher relative build costs and the returns of specialist housing; this will be emphasised in the 
particular hotspots of high land value across the plan area. This could be particularly important given 
that the Council have significant housing affordability issues.  

The scale of specialist housing and care developments can be substantial given the range of 
accommodation provided and the additional facilities expected within such developments. The Council 
must recognise that in some instances, planning applications will come forward outside of 
development boundary areas, however the need for such developments and the availability of suitable 
land (at an appropriate land value) within urban limits, render the consideration of an exception to 
policies of restraint within these areas. 

In these instances, additional policy wording along the lines of South Gloucestershire’s Core Strategy 
Policy CS20 would be appropriate:  

“Extra Care schemes should be located so they are accessible to local facilities, proportionate in scale 
to the locality and provide ancillary facilities as part of the development. These ancillary facilities 
should complement locally available amenities and be made available to the wider community.” 

Custom/Self Build 

It is noted that, in line with national policy, the role of custom and self build housing as part of a 
development plan is growing.  There are multiple approaches throughout the region, however policies 
have had mixed reception from Local Plan Inspectors. 

What is evident from examinations across the South West, is that firstly, custom build and self build 
are different and it is important to recognise the relative differences between the two housing models. 
Secondly, neither of the products are automatically ‘affordable’ and as such cannot be used 
interchangeably with an affordable housing requirement.  As per standard affordable housing, should 
the Councils seek to pursue custom/self build as an alternate affordable product, this must be secured 

2 In particular we would note emerging policies in East Devon and Mendip 
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as such through appropriate policy and legal agreement.  Finally, it is noted that any policy requiring 
provision of such housing products must be tested as part of the local plan viability assessment. 

CIL and Planning Obligations 

We would encourage the Councils to consider at the outset the relative roles that CIL and planning 
obligations will play in the delivery of required infrastructure over the plan period.  This should be 
reflected throughout the Local Plan. 

It is also evident that the Councils must set their affordable housing target before considering relative 
levels of CIL.  With the cost of affordable housing provision, and an appropriate assessment of other 
development costs relating to local plan policies, a consideration in the setting of the CIL rates.  

Development Management Policies 

It will be necessary to create appropriate development management policies and we would encourage 
the Councils to apply a flexible approach across all policies, to enable appropriate development to 
come forward, but also to prevent inappropriate development. 

It is also noted that the Councils should include reference to changing Government policies, for 
example the Housing Standards Review, to ensure that it is clear that subsequent national changes 
will require amendment of adopted policy, or will provide the basis for the decision-making over any 
inconsistent local planning policy. 

Neighbourhood Plans 

The role of Neighbourhood Plans in encouraging and facilitating development is by no means clear.  A 
number of NPs are coming forward, with many now at the advance stages.  It is evident that these do 
have some roles in allocating and identifying land for future development, but that this is an option 
available to communities to pursue but not a requirement – with many NPs not seeking to identify 
development land. 

It has been made clear in a number of examinations that Councils cannot depend on the delivery of 
any neighbourhood plan.  For example, in Wiltshire’s Local Plan Examination the Inspector raised 
concerns: 

“considerable risk that, for example, Neighbourhood Plans will not be delivered across the county in a 
comprehensive or timely fashion.  Such an outcome would, in the context of the CS Settlement and 
Delivery Strategy, potentially stymie development initiatives on the basis of an unjustified evidence 
base and therefore not represent a positive form of planning” (procedural letter dated 02/12/2013, 
page 8).   

The above comments are intended to be constructive.  We would like to be kept informed of the Local 
Plan’s progress and consulted on further stages; please ensure that the South West HARP Planning 
Consortium are retained on the LDF database, with Tetlow King Planning listed as their agents.  It 
is noted that the Councils indicate that there may be future consultation events; we would confirm to 
the Council that we would consider attendance at any future event, and that we would seek to notify 
all members of the consortium in sufficient time. 
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Yours sincerely 

cc: Aster Group
 DCH 
 Guinness Partnership 

Sanctuary Housing Group 
Sovereign Housing Association  
Spectrum Housing Group 
Westward Housing Group 

Liam Reading, South Hams District Council 
Debbie Holloway, South Hams District Council 
Stephen Forsey, South Hams District Council 
Cassandra Harrison, South Hams District Council 
Marion Playle, West Devon Borough Council 
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From: Strategic Planning 
Subject: Our Plan Response SH 

Our Plan Response SH 
Your details 

Name: Elaine Trewick 

(where relevant) 

Job Title: 

(where relevant) 

Organisation: 

Address: 

Please enter the post code in the following format PL21 0PP 

Post code: 

Contact 
number: 

Email: 

Your thoughts 

Do you think that we have identified the right topics for Our Plan? (page 4) 

Topics Yes 

If you answered 'No', please tell us what other topics you think we should consider (in less than 3000 
characters). 

Comments: 

Do you think that we have identified the right challenges for People? (page 7) 

Challenges Yes 

If you answered 'No', please tell us what other challenges for People you think we should consider (in less 
than 3000 characters). 

Comments: 

Do you think that we have identified the right challenges for Place? (page 7) 

Place Yes 

If you have answered 'No', please tell us what other challenges for Places you think we should consider (in 
less than 3000 characters). 

Comments: 

Is there anything else you think Our Plan should contain? 

Additional Yes 

If you answered 'Yes', please tell us what else you think Our Plan should cover (in less than 5000 
characters). 

I think there should be more emphasis on preserving the countryside,
coastline and heritage of Devon. Such as The Estate at Bantham, currently

Comments: for sale. The Plan should contain restrictions to protect and preserve
areas such as this for future generations as it can never be replaced.. 

Keeping in touch 

Would you like to be kept informed of prgress with Our Plan? 

Updates Yes 
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Data Protection 
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From: Strategic Planning 
Subject: FW: Our Plan Response SH 

Our Plan Response SH 
Your details 

Name: Cllr Jacqi Hodgson 

(where relevant) 

Job Title: District Councillor for Dartington and Town Councillor for Totnes 

(where relevant) 

Organisation: 

Address: 

Please enter the post code in the following format PL21 0PP 

Post code: 

Contact 
number: 

Email: 

Your thoughts 

Do you think that we have identified the right topics for Our Plan? (page 4) 

Topics No 

If you answered 'No', please tell us what other topics you think we should consider (in less than 3000 
characters). 

Comments: 

Feels very much like business as usual rather than a resilient plan that
will support local communities across the next seventeen years where we
need to seriously address climate change, climbing energy costs and
increasing austerity measures. 

(Please see end box 'what else' for additional comments / outside the 3000
characters permitted here) 

Do you think that we have identified the right challenges for People? (page 7) 

Challenges No 

If you answered 'No', please tell us what other challenges for People you think we should consider (in less 
than 3000 characters). 

Encouraging young people and families
Supporting educational and cultural needs beyond the classroom
Inclusive policies that prevent people from feeling excluded due to
reduced economic circumstances or cultural differences or other 
marginalisation.
Encouraging and supporting innovation
Encouraging visitors and tourism

Comments: Providing local Leadership to support local resilient communities in times
of change
Offer apprenticeships
Building community engagement and supporting localism
Support research into best practice
Vibrant places to encourage vibrant society
Education for all ages 

Do you think that we have identified the right challenges for Place? (page 7) 

Place No 
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If you have answered 'No', please tell us what other challenges for Places you think we should consider (in 
less than 3000 characters). 

General: Too vague and suggests ideas without commitment
Add:-
Community transport, cycle networks, electronic charging points (at car
parks via PV panels)
Sustainable transport
Enabling a greater diversity of affordable and social housing such as Co-
housing, multiple shared houses, houseboats and innovative eco-houses.
Reducing climate change through energy efficiencies being prioritised
Local production of renewable energy through solar panels on roofs –
rather than on green fields, and water and wind turbines

Comments: Waste management that promotes the waste hierarchy, reduction, reuse and
supports local economic development through local recycling etc.
Avoidance of unnecessary journeys for delivery of public services, e.g.
waste should be recycled locally, healthcare
Attractive town and village centres that nurture local distinctiveness
Improvements to public and community transport links
Joined up systems for biodegradable waste to produce local energy supplies
(through anaerobic digestion)
Maximise opportunities for passive solar gain (without covering green
fields), ie all rood spaces, car parks, roadways, train roofs etc and
orientation in new buildings 

Is there anything else you think Our Plan should contain? 

Additional Yes 

If you answered 'Yes', please tell us what else you think Our Plan should cover (in less than 5000 
characters). 

Our Vision 
Assumes we want growth – we don’t need this Dartington and Totnes are full
Add:-
A new vision for sustainable settlements with infrastructure and supports
for improved community development in revitalised parishes and villages
(rather than increasing urban sprawl around towns).
A comprehensive land use strategy that makes better use of existing
buildings and includes supports for farming, renewable energy provision,
wild spaces, food growing, as well as provision for community amenities.
Revitalised village and town centres that support resilient local
communities with thriving Post offices, market places, village greens, and
public amenities. 

Our Homes 
Add:-
Building houses in places that encourages synergy between services (such
as former railway stations, e.g South Brent), bus routes etc.
Innovative collective design, new models to meet future needs. Policy for

Comments: dealing with second homes (extremely destructive), providing for local
housing needs that attract young people as well as meeting local elderly,
special needs and truly affordable.
Well-designed sustainable homes (that avoid fuel poverty into the future)
Smaller more organic growth in house-building rather than ‘fields of
houses’ 
Policies to ensure use of empty buildings rather than build new ones
Develop brown field sites before green fields 

Our Economy
Add:-
Farming, agriculture and economy, and allotments that support the domestic
economy and community development.
Alternative economies such as bartering, local currencies and exchange
that support people on low budgets.
Supports for farming, in particular Local branding for local (high
quality) food production.
Collective supports for local food products, e.g market place development, 
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new distribution networks (eg food boxes),
Revitalising former economic systems, such as cider industry, that
requires local orchards, heritage species of trees and provides work.
Economic policies that ensure the Living wage. 

Our Heritage
Add:-
Supports for heritage buildings that retain both the integrity of the
building and its curtilage, however with options for measures for
improvements to improve energy efficiency and comfort, reduce bills and
maintain the fabric of the building, e.g. double glazing, insulation etc. 

Our Communities 
Add:-
Amenities including community centres, libraries, youth centres, day care
centres, play areas, community gardens, orchards and allotments.
Community development that nurtures education, cultural vibrancy and local
distinctiveness. 
Supports for community of interest such as local heritage, educations,
community groups, crafts etc. 

Our Nature 
Add:-
Ensure supports for habitats and ensure protection for SACs.
Saving seeds and supporting local seed banks
Protection and nurturing for local and distinctive habitats such as Devon
Banks, woodlands, ancient woodlands, rivers, estuaries and the coastline.
Support biodiversity and natural habitats; replace and develop community
orchards and community gardens.
Enhance the landscape
Support organic farming
Ban dangerous pesticides and Genetically modified organisms (GMO) 

Our Resources 
Add:-
food growing
energy production
Revitalise local water supplies, (rather than high energy imported water
from North Devon)
Joined up systems for maximum efficiency, eg Use of sewage and compostable
waste through an anaerobic digester to provide energy (eg gas for
community buses.
All car parks to have solar PV panels
Ban Fracking
Conduct research into best practice
Policies that favour green field sites are retained for food production
(rather than solar arrays)
Make all roofs solar collectors 

Our Wellbeing
Add:-
Faith communities, intergenerational networks
Local access to all public services including healthcare facilities
Holistic healthcare, ie. including access to green spaces, peaceful places
and affordable centres for activities such as municipal leisure centres,
gyms etc for all age groups.
Reduced exposure to noise and white-light pollution
Permit access to the countryside 

Infrastructure – additional topic for inclusion (too large to have as a
sub-heading)
Park and st/rides at railways etc, i.e. transport hubs
sustainable transport systems and networks
Sustainable localised waste management amenities and network that supports
local recycling and associated economic benefit
Local health facilities 
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Keeping in touch 

Would you like to be kept informed of prgress with Our Plan? 

Updates Yes 

Data Protection 
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Our Ref: /RU 
Email: robin.upton@wyg.com 

19th June 2014 

Mr Phil Baker 

Strategic Planning Officer 
South Hams Borough Council 

Follaton House 
Plymouth Road 

Totnes 

Devon PL19 5NE 

Dear Mr Baker 

‘OUR PLAN’ CONSULTATION 

As you will be aware I act for Millwood Homes (Devon) Ltd that has a controlling interest in a number of 

allocated sites within the South Hams, including Allocation D1 at Townstal, Dartmouth. We note that the 

‘our plan’ consultation is the first stage of plan preparation and that at this time there is no published 

supporting evidence base to support any new policies. Having said that at this stage it would useful to set 

out the issues that Millwood Homes as a representative of the development industry would like to see 

tackled through the emerging new plan process. These issues are as follows: 

Affordable Housing – The current policy requirement for 55% affordable housing is clearly not viable. 

For example 11% affordable housing was found to be the maximum viable at a recent appeal in Totnes. A 

robust Strategic Affordable Housing Viability Study should be undertaken. Care must be taken not to fall 

into the trap of encouraging a high % of affordable housing thinking that this will return the highest levels 

of affordable housing. A lower and more deliverable level of affordable housing coupled with a realistic 

housing requirement will in practise deliver a steadier supply and greater overall quantum of housing and 

affordable housing. 

Housing Requirement – I have attended 3 Local Plan EiP’s recently that have all been found unsound 

due to a lack of objectively assessed evidence and in particular that which informs housing supply. The PPG 

provides clear guidance on the production of Strategic Housing Market Assessments that we expect to be 

adhered to. 

Hawkridge House, Chelston Business Park, Wellington, Somerset TA21 8YA 

Tel: +44 (0)1823 666 150 Fax: +44 (0)1823 666 631 Email: info@wyg.com www.wyg.com 

WYG Environment Planning Transport Limited. Registered in England & Wales Number: 3050297 
Registered Office: Arndale Court, Headingley, Leeds, LS6 2UJ 
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5 Year Housing Supply – Despite the recent Housing Position Statement produced by the Council it is 

clear that the Council cannot genuinely demonstrate an adequate supply of housing land. Ignoring this fact 

is a disingenuous barrier to the delivery of much needed housing and affordable housing. 

Existing DPD Allocations – Whilst it is appropriate to review allocations, this should be an open process 

undertaken with development partners such as Millwood Homes that has invested significantly in bringing 

forward a number of allocations within the District that should not be overlooked. 

Proposed Allocations – As with existing allocation, the review of newly proposed allocations should be 

an open process with development partners as well of course with the local communities. We look forward 

to hearing the timescales for when potential allocations are to be considered bearing in mind the intention 

is to go to EiP in February 2015. This only leaves 8 months to prepare an evidence base, consider 

allocation sites and carry out 2 further rounds of consultation/review. We doubt whether the February 2015 

EiP target is realistic. 

Employment Allocations – The Core Strategy employment allocations have not worked. One factor in 

this was that the DTZ report found a pre-recession total for the District and recommended that it be 

concentrated along the A38 corridor. The Core Strategy however chose to disperse the employment 

allocations evenly throughout the settlements resulting in the majority of this sites not coming forward. 

Again, the employment land evidence will be scrutinised heavily by the EiP Inspector that should be 

objectively assessed for it to be sound. 

Neighbourhood Plan Preparation – The Our Plan consultation does not refer to Neighbourhood Plan 

(NP) preparation. Whilst NP’s can be prepared in conjunction with Local Plan’s their purpose is to decide 

where planned growth should occur. NP’s should therefore generally follow Local Plan preparation once 

factors such as the housing requirement is set. 

SHLAA Process – When we spoke this week you mentioned that draft SHLAA statements will be issued to 

representors in the next few weeks for comment. We look forward to engaging in this process. 

CIL – There is no mention of CIL in the ‘our plan’ consultation. Does the Council intend to pursue this 

concurrently with plan preparation? 

Hawkridge House, Chelston Business Park, Wellington, Somerset TA21 8YA 
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We trust that these representations will be taken into account in consideration. We look forward to 

engaging with you in the preparation of the plan. 

Yours sincerely 

Robin Upton 

Robin Upton 

Associate Director 

For and on behalf of WYG Environment Planning Transport 

Cc: Mr Mike Smith, Millwood Homes 

Hawkridge House, Chelston Business Park, Wellington, Somerset TA21 8YA 
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From: Strategic Planning 
Subject: Our Plan Response SH 

Our Plan Response SH 
Your details 

Name: Carol Wellwood 

(where relevant) 

Job Title: 

(where relevant) 

Organisation: 

Address: 

Please enter the post code in the following format PL21 0PP 

Post code: 

Contact 
number: 

Email: 

Your thoughts 

Do you think that we have identified the right topics for Our Plan? (page 4) 

Topics Yes 

If you answered 'No', please tell us what other topics you think we should consider (in less than 3000 
characters). 

Comments: 

Do you think that we have identified the right challenges for People? (page 7) 

Challenges Yes 

If you answered 'No', please tell us what other challenges for People you think we should consider (in less 
than 3000 characters). 

Comments: 

Do you think that we have identified the right challenges for Place? (page 7) 

Place Yes 

If you have answered 'No', please tell us what other challenges for Places you think we should consider (in 
less than 3000 characters). 

Comments: 

Is there anything else you think Our Plan should contain? 

Additional Yes 

If you answered 'Yes', please tell us what else you think Our Plan should cover (in less than 5000 
characters). 

Clear definitions of "affordable housing" related to median (not mean)
Comments: local wages, and of sustainable development, which includes intra-

generational justice. 

Keeping in touch 

Would you like to be kept informed of prgress with Our Plan? 

Updates Yes 

Data Protection 
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All comments should be received no later than 
5.00pm on Friday 20th June 2014.  

Name 

Job Title 
(where relevant) 

Organisation 
(where relevant) 

Address and Telephone number 
Postcode 

Email address 

Yes No 

If you have answered “No”, please tell us what other topics you think we should consider. 

Yes No No 

If you have answered “No”, please tell us what other challenges for People you think we should 
consider. 

Shaping the future to 2031 
Response form 

The topics for the Our Plan are all encompassing; the key will be how these areas in the plan will be developed. 

Your details 

Do you think that we have identified the right topics for Our Plan? (pages 6/7) 

Need to consider: 

1. Skills development for people in the South Hams to be able to adapt to new job opportunities linked to 

growth sectors in the district and surrounding districts (tourism, care, food/agriculture, maritime) 

2. Services provision for an ageing population 

3. Sustaining and developing community cohesion 

Do you think that we have identified the right challenges for People? (page 12) 

Marina Auburn on behalf of 

Ermington Parish Council 

For office use only 

Reference number …………………...................... 

Date acknowledged ............................................... 



 

 
                   
        

  
 

 
 
 
 
 
  
 

 

 

 

 
 
 
 

      
   

 
 
 
 
 
 
 
 
 

          
   

    
                     

 
 

 
 
 
 
 

   

 

  

    

  

  

    

  

 

  

   

 

  

 

     

   

     
 

  
  

 

  
 

  
 

  

 
    

    
     

 

Yes No NO 
If you have answered “No”, please tell us what other challenges for People you think we should 
consider. 

Yes No NO 
If you have answered “No”, please tell us what else you think Our Plan should cover. 

Keeping in touch: If you wish to be kept informed of progress with Our Plan in South Hams, please tick 
here; YES PLEASE 

Signature Date 

(A typed name is acceptable for electronic submission) 

Is there anything else you think Our Plan should contain? 

Need to consider: 

1. Business Growth and Business Creation to increase job opportunities in the South Hams 

2. How people, in the near future will be able to access food – growing opportunities in the South Hams vs. 

importing food and adding to food miles 

3. Address affordable housing needs for local people including self-build 

4. Protecting the AONB and the area’s distinctive environment and high quality landscape and heritage assets 

5. Promoting regeneration of market towns and villages through sustainable development/revitalising market 

towns/village centres 

6. Promoting Tourism 

 How broadband will be made available to all and upgraded so that local people can benefit from new 

technology 

 With regards to renewable energy, determine REAL need for renewables  (vs. needs which are defined by 

consultancies that promote renewables  for their businesses’ benefits 

Do you think that we have identified the right challenges for Place? (page 13) 

Marina Auburn 16th June 2014 

Please return this form by 5pm on Friday 20th June 2014 to: 

Email: strategic.planning@southhams.gov.uk 
Post: Strategic Planning Team, Follaton House, Plymouth Road, Totnes, TQ9 5NE 

For any enquiries please call 01803 861234 

To keep up to date with Our Plan progress, follow us on Twitter @OurPlanSH, find us on 
Facebook (www.facebook.com/ourplanSH) our visit our website 

www.southhams.gov.uk/ourplan 

Data Protection 
Please note that comments cannot be treated as confidential and may be made available for public inspection at the 
Council offices and available to view on the Council’s website (www.southhams.gov.uk). Your personal information will 
be held by South Hams District Council for the above purpose, in accordance with the Data Protection Act 1998 and 
will be held securely at all times. 

mailto:strategic.planning@southhams.gov.uk
http://www.southhams.gov.uk/ourplan
http://www.southhams.gov.uk/


 

         

               
 

            
        

 

   
  

 

 
   

 
 

   

   
    

  
  

 

   
 

 
   

 
   

                   

                 

                  

                    

                 

      

               

                   

                

                   

                

                

  

                

                 

               

      

Our Ref: /AJB 
Email: alex.bullock@wyg.com 

20th June 2014 

Mr Phil Baker 

Strategic Planning Officer 
South Hams Borough Council 

Follaton House 
Plymouth Road 

Totnes 

Devon PL19 5NE 

Dear Mr Baker 

‘OUR PLAN’ CONSULTATION 

WYG act for Persimmon Homes (SW) Ltd that has a controlling interest in a number of sites within the 

South Hams, including at Old Newnham, Plympton. We note that the ‘our plan’ consultation is the first 

stage of plan preparation and that at this time there is no published supporting evidence base to support 

any new policies. Having said that at this stage it would useful to set out the issues that Persimmon Homes 

as a representative of the development industry would like to see tackled through the emerging new plan 

process. These issues are as follows: 

Affordable Housing – The current policy requirement for 55% affordable housing is clearly not viable. 

For example 11% affordable housing was found to be the maximum viable at a recent appeal in Totnes. A 

robust Strategic Affordable Housing Viability Study should be undertaken. Care must be taken not to fall 

into the trap of encouraging a high % of affordable housing thinking that this will return the highest levels 

of affordable housing. A lower and more deliverable level of affordable housing coupled with a realistic 

housing requirement will in practise deliver a steadier supply and greater overall quantum of housing and 

affordable housing. 

Housing Requirement – WYG have attended 3 Local Plan EiP’s recently that have all been found 

unsound due to a lack of objectively assessed evidence and in particular that which informs housing supply. 

The PPG provides clear guidance on the production of Strategic Housing Market Assessments that we 

expect to be adhered to. 

Hawkridge House, Chelston Business Park, Wellington, Somerset TA21 8YA 
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5 Year Housing Supply – Despite the recent Housing Position Statement produced by the Council it is 

clear that the Council cannot genuinely demonstrate an adequate supply of housing land. Ignoring this fact 

is a significant barrier to the delivery of much needed housing and affordable housing. 

Proposed Allocations – The review of newly proposed allocations should be an open process with 

development partners as well of course with the local communities. We look forward to hearing the 

timescales for when potential allocations are to be considered bearing in mind the intention is to go to EiP 

in February 2015. This only leaves 8 months to prepare an evidence base, consider allocation sites and 

carry out 2 further rounds of consultation/review. We have strong reservations as to whether the February 

2015 EiP target is realistic. 

Neighbourhood Plan Preparation – The Our Plan consultation does not refer to Neighbourhood Plan 

(NP) preparation. Whilst NP’s can be prepared in conjunction with Local Plan’s their purpose is to decide 

where planned growth should occur. NP’s should therefore generally follow Local Plan preparation once 

factors such as the housing requirement is set. 

SHLAA Process – We understand that draft SHLAA statements will be issued to representors in the next 

few weeks for comment. We look forward to engaging in this process. 

CIL – There is no mention of CIL in the ‘our plan’ consultation. Does the Council intend to pursue this 

concurrently with plan preparation? 

We trust that these representations will be taken into account in consideration. We look forward to 

engaging with you in the preparation of the plan. 

Yours sincerely 

Alex Bullock 

Alex Bullock 

Senior Planner 

For and on behalf of WYG Environment Planning Transport 

Cc: Mr Shaun Pettitt, Persimmon Homes (SW) Ltd 

Hawkridge House, Chelston Business Park, Wellington, Somerset TA21 8YA 

Tel: +44 (0)1823 666 150 Fax: +44 (0)1823 666 631 Email: info@wyg.com www.wyg.com 

WYG Environment Planning Transport Limited. Registered in England & Wales Number: 3050297 
Registered Office: Arndale Court, Headingley, Leeds, LS6 2UJ 
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From: Strategic Planning 
Subject: South Hams District Council - Our Plan Consultation 

Dear Mr Baker and Ms Black 

Thank you for inviting the RSPB to comment on the above; I hope these brief comments are helpful. 

DO YOU THINK WE HAVE IDENTIFIED THE RIGHT TOPICS FOR `OUR PLAN’ – No, please see comments 
below on improving the biodiversity protection/enhancement content: 
We are concerned there is little reference to biodiversity (wildlife/nature) and no mention of the District’s 
internationally and nationally important biodiversity sites and species. For example, South Hams hosts a 
significant proportion of the UK’s greater horseshoe bat (a European protected species) and cirl bunting (a 
priority species) populations. The District has part of the European protected site, the Plymouth Sound 
and Estuaries SAC, and several estuaries that are nationally important and protected. These require 
safeguarding from developments, including on land, that may have indirect effects on their wildlife value. 
`Our Plan’ should highlight the region’s special biodiversity, including the statutorily protected and other 
important wildlife sites, and set out strong policies for appropriate protection and enhancement of these, 
and similar recognition and protective policies for the District’s priority habitats and species. 

To this end, we do not consider that the `Our Nature’ list properly reflects the District’s biodiversity 
resource, because it does not mention European protected or priority habitats and species. Also we 
recommend that the reference should be to “Designated and protected wildlife habitats and landscapes”. 
In our view, protecting and enhancing biodiversity should be one of the big challenges of `Our Plan’; it is 
closely linked with the quality of life of people as well as an integral part of the special qualities of the 
South Hams (so important for People and Place). 

With regard to cirl buntings, this sedentary bird of mixed farmland comes under pressure from built 
development, particularly because it chooses often to live around the margins of settlements which are 
often the target of new built development. Nationally important numbers are present in the District but 
most of the population is not protected by site designation. It is important to safeguard the existing 
numbers and range of this species as well as promoting further recovery (the species was once found 
across southern England and parts of Wales, and now, despite some population recovery, is still confined 
mainly to coastal south Devon). There is an important role for South Hams District Council in this, both in 
targeting new development away from sites that support important numbers of this species and, where 
development occurs that results in a loss of some cirl bunting habitat, requiring appropriate mitigation 
(which can include provision of off‐site replacement habitat adjacent to the development or, where 
adjacent provision is not possible, a financial contribution from the developer to be used by the Council to 
fund the acquisition and management of habitat for cirl buntings elsewhere in the local area. The RSPB 
has worked with Teignbridge District Council and an agreed process has been applied successfully for 
those developments where loss has been unavoidable. We can supply more information. 

The Council has obligations under the National Planning Framework and the NERC Act 2006 to protect and 
enhance biodiversity and `Our Plan’ needs to reflect these both in terms of conserving existing biodiversity 
and furthering its recovery and enhancement. 

We believe that there is sufficient evidence to suggest that good design of the public domain 
and "greening the built environment" is essential to mitigate the implications of climate change 
and enhance the health and wellbeing of the resident population as well benefiting the natural flora and 
fauna. 
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With regard to the section `Our Wellbeing’, we recommend that contact with nature is an important 
component; research has shown that people’s mental and physical wellbeing is enhanced by experiencing 
wildlife – this is both in the context of being outside in a nature‐rich countryside and being able to see 
wildlife day to day in more urban environments (so new housing developments should incorporate nesting 
sites for swifts and have green spaces that support invertebrates, flowering plants, etc). 

DO YOU THINK THAT WE HAVE IDENTIFIED THE RIGHT CHALLENGES FOR PEOPLE? A missed opportunity to 
highlight the value of the natural environment: 
People – please include the importance of the natural environment here. Wildlife‐rich places and access 
to these encourages healthy lifestyles, they are also part of the economic value of an area in terms of its 
attractiveness for people and businesses. 

DO YOU THINK THAT WE HAVE IDENTIFIED THE RIGHT CHALLENGES FOR PLACE? No, need to specifically 
recognise the importance of wildlife. 
Place – please include the need to protect and enhance (restore) biodiversity, so `Protecting and 
enhancing our natural landscapes, habitats and species’. Targeting of development (including housing and 
renewable energy) is important to avoid damaging impacts to important places for wildlife or populations 
of species. There are also opportunities with properly targeted developments to provide enhancements. 
The presence of wildlife (habitats and species) is part of what makes an area special. Green infrastructure 
can provide opportunities for wildlife, enhance an area’s value for people and also help with mitigating the 
effects of climate change (eg, SUDS to absorb surface water instead of hard‐surfaces that increase flood 
risk). 

The RSPB can provide more detail on request/at later stages of the consultation process. 

Helene 

Helene Jessop, Assistant Conservation Officer 

South West England Regional Office, Keble House, Southernhay Gardens, Exeter, Devon, EX1 1NT 

Tel: 01392 453763 

rspb.org.uk 

The RSPB is the country’s largest nature conservation charity, inspiring everyone to give nature a home. Together with our partners, we 

protect threatened birds and wildlife so our towns, coast and countryside will teem with life once again. We play a leading role in BirdLife 

International, a worldwide partnership of nature conservation organisations. 

The Royal Society for the Protection of Birds (RSPB) is a registered charity: England and Wales no. 207076, Scotland no. SC037654 
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From: Strategic Planning 
Subject: Our Plan Response SH 

Our Plan Response SH 
Your details 

Name: John Stansell 

(where relevant) 

Job Title: Chairman 

(where relevant) 

Organisation: Wembury Parish Council 

Address: Roy Fairclough, Clerk 

Please enter the post code in the following format PL21 0PP 

Post code: 

Contact 
number: 

Email: 

Your thoughts 

Do you think that we have identified the right topics for Our Plan? (page 4) 

Topics No 

If you answered 'No', please tell us what other topics you think we should consider (in less than 3000 
characters). 

Comments: See final section 

Do you think that we have identified the right challenges for People? (page 7) 

Challenges No 

If you answered 'No', please tell us what other challenges for People you think we should consider (in less 
than 3000 characters). 

Comments: As above 

Do you think that we have identified the right challenges for Place? (page 7) 

Place No 

If you have answered 'No', please tell us what other challenges for Places you think we should consider (in 
less than 3000 characters). 

Comments: 

Is there anything else you think Our Plan should contain? 

Additional Yes 

If you answered 'Yes', please tell us what else you think Our Plan should cover (in less than 5000 
characters). 

What South Hams needs 

1. More employment – in innovative, productive, sectors as well as
traditional ones of agriculture and tourism, commerce, retailing,

Comments: construction and services 
2. Focussed educational institutions – whose aim is to educate young
people so that they want to stay in the area and start, or work in, new
profitable businesses and efficient public services
3. More housing – to accommodate younger, aspirational people with the 
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means and energy to build, buy or develop new housing while improving the
utilisation of existing properties (including unused homes), plus social
housing and market affordable housing
4. Better infrastructure – energy, roads, rail, telecoms, broadband,
water supplies, sewage treatment, airports, environmental management
5. Better welfare and health services catering to every sector of the
community
6. Efficient, people-focussed, local authority services designed to
approach and manage the types of problems, challenges and conditions
experienced in 2014 and onwards 

These major areas for action need to be broken down into the key
constituent parts and analysed by professionals to decide on priorities
and realities. For example, it is implausible to endeavour to attract high
tech (high revenue generating) businesses into the South Hams unless there
is a supply of suitable people, adequate (or good) infrastructure and a
minimum of red tape. Studies of how places such as Cambridge and more
recently London have become centres of excellence in high tech businesses
should be used to create plans to use the strengths of local institutions
– marine, biological, agriculture, electronic and political analysis—to
emulate their success in bringing talent and revenue into the region. 

Many people in South Hams – such as residents, politically motivated
people and local authority insiders -- will probably say these are not
achievable objectives due to existing practices, employment terms and
conditions, lack of availability of funds and of people who really wish to
see change. But all successful institutions and companies have been led by
people who had the vision and determination to see their ambitious plans
through to fruition, despite the doubts and problems that faced them. We
hope that our leaders in South Hams have that same vision and
determination. 

We think that the structure of “Our Plan” – even though it covers in
detail more than the areas for action mentioned above – is about re-
enforcing the status quo for another 15 years, not creating a new vision.
We urge both the elected representatives and the officials of SHDC to
reshape their outline plan to project a much more profitable future for
the district so that all its residents have a better chance to improve
their lives. 

Authors: John Stansell, Janet Gibbons, Andy Cammack, Wembury Parish
Councillors 

Keeping in touch 

Would you like to be kept informed of prgress with Our Plan? 

Updates Yes 

Data Protection 
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From: Strategic Planning 
Subject:  Our Plan Response SH 

Our Plan Response SH 
Your details 

Name: Oliver Tringham 

(where relevant) 

Job Title: Chairperson 

(where relevant) 

Organisation: Dartington Community Action Group 

Address: 

Please enter the post code in the following format PL21 0PP 

Post code: 

Contact 
number: 

Email: 

Your thoughts 

Do you think that we have identified the right topics for Our Plan? (page 4) 

Topics No 

If you answered 'No', please tell us what other topics you think we should consider (in less than 3000 
characters). 

Our Homes: 
• Building houses in places that encourage synergy between services
e.g. railway stations, bus routes etc.
• Innovative collective design, & new models to meet future needs.
• Policy for dealing with second homes (extremely destructive),
• Local housing affordable for young people as well as meeting the
needs of local elderly & special needs.
• Well-designed sustainable homes, avoiding future fuel poverty
• Smaller more organic growth in house-building rather than ‘fields
of houses’ 

Our Economy:
• Farming, agriculture, horticulture, allotments that support the
domestic economy & community development.

Comments: • Complementary economies such as bartering, local currencies &
exchange for people on low budgets.
• Local branding for quality food production.
• Support for local food products – market place development, new
distribution networks (eg food boxes)
• Revitalising former economic systems, such as cider industry, that
requires local orchards, heritage species of trees.
• Living Wage. 

Our Heritage
• Support for heritage buildings that retain the integrity of the
building & its curtilage, with options for improvements to improve energy
efficiency & comfort, & maintaining the fabric of the building, eg double
glazing, insulation 
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Our Communities 
• Amenities including community centres, libraries, youth centres,
day care centres, play areas, community gardens, orchards & allotments.
• Community development that nurtures education, cultural vibrancy &
local distinctiveness. 
• Support for communities of interest such as local heritage, spies,
old sailors etc. 

Our Nature 
• Ensure support for habitats & protection for SACs.
• Supporting local seed banks
• Protection & nurturing for local & distinctive habitats such as
Devon Banks, woodlands, rivers, estuaries & the coastline.
• Support biodiversity & natural habitats; develop community orchards
& gardens.
• Support organic farming; ban dangerous pesticides & GMOs 

Our Resources 
• Local food production
• Energy production 
• Revitalise local water supplies,
• Synergistic systems for maximum efficiency, eg Anaerobic digestion
of sewage & compostable waste providing gas for community buses.
• All car parks to have solar PV panels
• Ban Fracking
• Conduct research into best practice 

Our Wellbeing
• Faith communities, intergenerational networks
• Local access to all public services including healthcare facilities
• Holistic healthcare, ie. including access to peaceful & green
spaces; affordable activity centres for all age groups.
• Reduced exposure to noise & white-light pollution
• Permit access to the countryside 

Infrastructure 
• Transport hub Park & st/rides
• Sustainable transport systems & networks
• Sustainable localised waste management amenities & network that
supports local recycling & associated economic benefit
• Local health facilities 

Do you think that we have identified the right challenges for People? (page 7) 

Challenges No 

If you answered 'No', please tell us what other challenges for People you think we should consider (in less 
than 3000 characters). 

Challenges for People should include… 

• Encouraging young people & families
• Supporting educational & cultural needs beyond the classroom
• Inclusive policies that prevent people from feeling excluded due to
reduced economic circumstances, cultural differences or other
marginalisation.

Comments: • Encouraging & supporting innovation
• Encouraging visitors & tourism
• Providing local Leadership to support local resilient communities
in times of change
• Offering apprenticeships 
• Building community engagement & supporting localism
• Support research into best practice 

Do you think that we have identified the right challenges for Place? (page 7) 

Place No 

If you have answered 'No', please tell us what other challenges for Places you think we should consider (in 
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less than 3000 characters). 
Challenges for Place should include…
• Community transport, cycle networks, electronic charging points (at
car parks via PV panels)
• Sustainable transport
• Enabling a greater diversity of affordable & social housing such as
Co-housing, multiple shared houses, houseboats, innovative eco-houses,
etc. 
• Reducing climate change through prioritisation of energy efficiency
• Local production of renewable energy through solar panels on roofs

Comments: – rather than on green fields, & water & wind turbines
• Waste management that promotes the waste hierarchy, reduction,
reuse & supports local economic development through local recycling etc.
• Avoidance of unnecessary journeys for delivery of public services,
e.g. healthcare, local recycling of waste.
• Attractive town & village centres that nurture local
distinctiveness 
• Improvements to public & community transport links
• Joined up systems for biodegradable waste to produce local energy
supplies (through anaerobic digestion) 

Is there anything else you think Our Plan should contain? 

Additional Yes 

If you answered 'Yes', please tell us what else you think Our Plan should cover (in less than 5000 
characters). 

Our Vision assumes growth: this assumption is not shared by DCAG. 

Our Vision should include… 
• Sustainable settlements with infrastructure & support for community
development in revitalised parishes & villages (rather than increasing

Comments: urban sprawl).
• A comprehensive l& use strategy that makes better use of existing
buildings & includes support for farming, renewable energy, wild spaces,
food growing, & community amenities.
• Revitalised & resilient village & town centres with thriving Post
offices, market places, village greens, & public amenities. 

Keeping in touch 

Would you like to be kept informed of prgress with Our Plan? 

Updates Yes 

Data Protection 
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Strategic Planning Direct dial telephone: 01803-861142 
E-mail: roger.english@southdevonaonb.org.uk South Hams District Council 
Our ref: AONB/RE Follaton House 
Your ref:  

Plymouth Road th
Date: 20 June 2014 

Totnes 
TQ9 5NE 

Dear Jo, 

“Our Plan” Consultation 

On behalf of the South Devon AONB Partnership I am writing to you in response to the current 
consultation on the South Hams ‘Our Plan’. 

The purpose of the response is two fold: 

1. The statutory duty to have regard to the purpose of AONB designation should be fully 
incorporated into the plan and subsequent decision making 

“Our Plan” needs to emphasise the significant importance of the South Devon AONB and 
recognise the environmental, economic, social and heritage benefits of the designated area to the 
South Hams. The Council has a specific duty under s85 of the Countryside and Rights of Way 
Act 2000 to have regard, in all its activities, to the purpose of 

“…conserving and enhancing the natural beauty of the AONB” 

“Our Plan” needs to assess, embed and monitor this duty throughout policies and actions. Planning 
related policies need to be strong and robust in relation to the AONB. Throughout “Our Plan”, full 
regard needs to be given to the recently adopted “South Devon AONB Management Plan 2014-2019” 
which helps to translate the s85 CROW Act duty and illustrate what it means in the context of the 
South Devon AONB. The South Devon AONB Management Plan formulates the policies of its local 
authorities for the management of the Area of Outstanding Natural Beauty and for the carrying out of 
their functions in relation to it. 

2. Offer of active involvement of the AONB Partnership and AONB Unit in the development of Our 
Plan 

The AONB Partnership has a clear remit set out in its terms of reference and constitution to 
provide a strategic lead on the protection, conservation and enhancement of the South Devon 
AONB. The Partnership Committee comprises representatives of local and statutory authorities 

mailto:roger.english@southdevonaonb.org.uk


   

         
 

 
            

         
 

        
              

  
 

 
 
 
 
 

  
    

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

and elected community representatives and the work programme of the AONB Unit is set by the 
partnership. 

Both the Partnership and Unit see “Our Plan” as a key document that will sit alongside the AONB 
Management Plan in delivering the statutory duty to conserve and enhance the AONB. 

The AONB Partnership has expressed a wish to have a close involvement in the development of 
“Our Plan” and requests that the AONB Unit be kept fully involved in the development of policies 
within the plan. 

Yours sincerely, 

Roger English 
South Devon AONB Project Officer 



   

 

From: Strategic Planning 
Subject: Our Plan Response SH 

Our Plan Response SH 
Your details 

Name: Leaf Lovejoy 

(where relevant) 

Job Title: N/A 

(where relevant) 

Organisation: N/A 

Address: 

Please enter the post code in the following format PL21 0PP 

Post code: 

Contact 
number: 

Email: 

Your thoughts 

Do you think that we have identified the right topics for Our Plan? (page 4) 

Topics Yes 

If you answered 'No', please tell us what other topics you think we should consider (in less than 3000 
characters). 

My answer above was yes; it is important to me to appreciate SHDC's
efforts to represent topics and issues that can be addressed by growth.
Acknowledgement that many appropriate topics have been identified should
not seem to be seen as an alternative to proposing other topics. At this
scoping stage SHDC might usefully indicate the strategies and techniques
used to identify the indicated proposed topics and issues. Visions of 
good futures and steps to achieve them can be developed without projecting

Comments: present concerns onto the future in sets of disparate topics and issues.
SHDC's vision as presented on pp 6-7 seems to take for granted that South
Hams community members agree both with the aim of growth, and the
priorities and challenges identified by SHDC. It would have been very
helpful to know if challenges and constraints for local plans have been
actually prescribed by central government.
Envisioning, backcasting and feedforward might have identified other
issues in a coherent view of South Hams future place and people. 

Do you think that we have identified the right challenges for People? (page 7) 

Challenges Yes 

If you answered 'No', please tell us what other challenges for People you think we should consider (in less 
than 3000 characters). 

SHDc has identified some challenges which face all communities in a world
in which population demographics change over generations (and by the way
the header 'People' seems to occur only on p 12). However, the topics
agenda seem to have been prompted by and effectively be a mixture of
tabloid headlines and list of government policy initiatives, that seems to

Comments: apply more or less everywhere. I do appreciate that this is a scoping
exercise, but the scope as presented seems set by someone somewhere else.
There is little evidence that already existing local features and
initiatives could provide a joined up approach to scoping (fi, transition
and community initiatives). 
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Do you think that we have identified the right challenges for Place? (page 7) 

Place Yes 

If you have answered 'No', please tell us what other challenges for Places you think we should consider (in 
less than 3000 characters). 

Same as above for people. And by the way, 'shaping the community' isn't
an appropriate aim, as it puts the cart before the horse, approached from
the wrong direction. The district community (of which we are all members,

Comments: therefore which already exists prior to any plan, or indeed to any local
authority devising a plan, as all of us are people in this place, shapes
the plan, through participation, engagement and involvement, if this works
well, or through disengagement, alienation and cynicism. 

Is there anything else you think Our Plan should contain? 

Additional Yes 

If you answered 'Yes', please tell us what else you think Our Plan should cover (in less than 5000 
characters). 

Please note that this question is in fact the first invitation to
responders to contribute to the scoping, which doesn't put the responder
into the the position of having to seem to criticise what has been written
simply in order to propose additional ideas. Please don't underestimate 
the perverse incentive to just agree ('yes') so as not to seem to grumble,
complain, find fault or criticise'. 

As noted already, it seems vital to propose possible solutions already
existing even inchoately, as it is solution-focussed invitations that can
get people involved. In the foreword, new technology is put forward as a

Comments: means to wider engagement. Only if it really promotes flexibility in
response. This form really doesn't. 

As already noted, the various categories of topic and issue identified
seem either state the obvious, or are too grandiose and general to inspire
easy engagement. Most of this I have already registered with James and
Graham in telephone conversations, and other issues have arisen about the
role of development, housing, infrastructure, green, blue, grey and
social, as community services and facilities. As this has run past the
deadline, it isn't clear to me whether it can still be sent. However, I
will copy and paste and send in an email. 

Keeping in touch 

Would you like to be kept informed of prgress with Our Plan? 

Updates Yes 

Data Protection 
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1.0 Introduction 

1.1.1 This consultation response has been prepared by Smiths Gore on behalf of The Flete 

Estate. The response has been prepared following an invitation from South Hams 

District Council to comment on its ‘Our Plan’ consultation document. 

1.1.2 The Flete Estate is a significant owner of land, property and woodland in South Hams, 

particularly in Holbeton and the surrounding area. The Estate considers its stewardship 

of the natural and built environment to be a key responsibility and has carried out this 

role for generations. 

1.1.3 The Flete Estate also feels a strong sense of responsibility for the community in the 

local area which comes from its longstanding relationship with it, particularly in 

Holbeton. In an area where owner occupation is dominant the Estate provides and 

alternative tenure through its portfolio of let properties. The Estate also makes an 

important contribution to the local economy by directly employing local people, 

providing workspace for local businesses and by attracting visitors to the local area. 

Further contributions from the Estate can be seen through the provision of community 

facilities such as village orchards, allotments and the post office. 

1.1.4 The Estate is keen to ensure that the social, economic and environmental needs and 

desires of the local community are met over the coming plan period. It is therefore 

keen to ensure that the policies set out in the ‘Our Plan’ support, rather than constrain 

the development that the local community (and indeed the wider district) requires to 

meet their needs. 

1.1.5 The sections of the consultation document to which the comments relate are clearly 

identified by sub-headings. 

- 1 - smithsgore.co.uk 
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2.0 Local Plan Preparation – Tests of Soundness 

2.1.1 Before Local Plans can proceed to adoption, they must be found sound by an 

independent Inspector at Examination. To be found sound Local Plans must accord with 

certain tests which are outlined within the National Planning Policy Framework (the 

Framework). A sound Plan is described in paragraph 182 of the Framework as being: 

Positively prepared – the plan should be prepared based on a strategy which seeks 

to meet objectively assessed development and infrastructure requirements, including 

unmet requirements from neighbouring authorities where it is reasonable to do so 

and consistent with achieving sustainable development; 

Justified – the plan should be the most appropriate strategy, when considered 

against the reasonable alternatives, based on proportionate evidence; 

Effective – the plan should be deliverable over its period and based on effective joint 

working on cross-boundary strategic priorities; and 

Consistent with national policy – the plan should enable the delivery of 

sustainable development in accordance with the policies in the Framework. 

2.1.2 This consultation response has been prepared with these tests in mind and specific 

comments will be made as to the approach the Council should take in forming the 

policies for the new ‘Our Plan’. 

- 2 - smithsgore.co.uk 
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3.0 Preparing the Plan 

3.1.1 On page nine of the consultation document there is a diagram which sets out the 

Council’s proposed timeline for preparing the ‘Our Plan’. 

3.1.2 The Flete Estate is pleased to see that the Council is committed to work with local 

communities and other stakeholders to explore different options for responding to the 

district’s various challenges. However, the Estate is concerned to see that the Council 

will then undertake only one further round of public consultation on the ‘Proposed Plan’ 

before submitting it for examination. 

3.1.3 This effectively means that the Council’s first draft of the ‘Our Plan’ will be the version 

that is submitted for examination. It also means that the Council will not be able to 

make any meaningful amendments to the ‘Proposed Plan’ to take account of comments 

made by the public and other consultees before it is submitted for examination. 

Inevitably the result will be that the Plan will be submitted for examination with 

unresolved objections which could jeopardise its chances of being found sound. If the 

Plan is found to be unsound its adoption could be significantly delayed, leaving the 

Council vulnerable speculative applications and ‘planning by appeal’. 

3.1.4 It is therefore strongly recommended that, before preparing the final version of the Plan 

the Council should first prepare and consult upon a draft version. This will give 

interested parties an opportunity to identify aspects of the Plan which they support or 

to raise objections to policies they disagree with. The Council can then use this 

feedback to make amendments to the Plan where appropriate before preparing the final 

version to be submitted for Examination. In this way the Plan will stand a far better 

chance of being found sound and proceeding to adoption. 
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4.0 Our Homes 

4.1 Future housing numbers 

4.1.1 The Flete Estate is pleased to see that the Councillor John Tucker (Leader of South 

Hams District Council), in the ‘foreword’ to the consultation document, recognises that 

one of the biggest challenges for the district is enabling growth and providing much 

needed homes. This challenge is then reiterated on page 10 of the document where it 

states that “we have a sustained need for more market and affordable housing”. 

4.1.2 At this stage the Plan does not provide any indication of what the district’s housing 

target will be for the coming plan period or how future homes will be distributed across 

the district. This response therefore sets out the principles to be applied by the Council 

when preparing its strategy on this matter. 

4.1.3 One of the Government’s key objectives is to significantly boost the supply of housing in 

order to meet growing need. This objective is embedded within national planning policy 

as set out in the National Planning Policy Framework (Framework) and Local Plans must 

be prepared in accordance with this Framework. 

4.1.4 Paragraph 14 of the Framework sets out the Government’s presumption in favour of 

sustainable development. This specifically states that “Local Plans should meet 

objectively assessed needs, with sufficient flexibility to adapt to rapid change”. 

Paragraph 17 goes on to state that “every effort should be made objectively to identify 

and then meeting the housing, business and other development needs of an area”. This 

paragraph goes on to state that Plans should “set out a clear strategy for allocating 

sufficient land which is suitable for development in their area, taking account of the 

needs of the residential and business communities”. 

4.1.5 This approach is reinforced in chapter 6 of the Framework which deals specifically with 

delivering new homes. Paragraph 47 states that local planning authorities should “use 

their evidence base to ensure their Local Plan meets the full, objectively assessed needs 

for market and affordable housing”. 

4.1.6 According to National Planning Policy Guidance (NPPG) the starting point for 

establishing the estimated need for housing should be the household projections 

published by the Department for Communities and Local Government (DCLG) which are 

based on trends observed in Census and Labour Force Survey Data. However, even this 

data should be used with caution. New research suggests that using the 2011 census 

data to assess future housing needs could result in Councils underestimating housing 

need by up to 30%. This potential deficit has been identified in a RTPI commissioned 
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study carried out by the University of Cambridge’s Centre for Housing and Planning 

Research. There report, which is provided in appendix A, states that: 

“There are two reasons why the trends that have been projected forward in the 

official projections may not continue unchanged. Firstly, increased international 

migration in the first decade of this century may have been responsible for a 

significant proportion of the changes to previous trends in household formation 

patterns. Secondly, it seems likely that the 2011 census results were influenced by 

both the economic downturn and the effects of a long period of poor housing 

affordability. This raises the question of whether planners should assume that 

household size will remain stable or resume the previous falling trend. For some 

authorities, this could affect the number of homes required by 30% or more.” 

4.1.7 On the basis of this evidence it is likely that the Council will need to set a housing 

target for the district over and above that which is suggested by the 2011 census data. 

4.1.8 Of course, the Council will set a housing target which is based on its own assessment of 

housing need. However it is important to bear in mind that all evidence used by the 

Council in determining the proposed housing target will be rigorously assessed and 

tested. If this evidence is found not to be sufficiently robust the plan will be found 

unsound and will delay its adoption, leaving the Council vulnerable to ‘planning by 

appeal’. It is important to note that the vast majority of Local Plans rejected at 

examination are due to the fact that their housing targets are too low and do not meet 

the projected growth in households, i.e. the full, objectively assessed needs. This point 

is emphasised by the recent example of the examination of East Devon District 

Council’s Local Plan, which was found to be unsound as the housing target was 

considered to be unjustified (see Inspector’s letter in appendix B). Furthermore the 

Inspector specifically referred to the validity of choosing low migration models when 

other supporting documents lean towards higher figures. 

4.2 Rural housing 

4.2.1 In smaller rural communities the key issue is often whether those with a strong local 

connection, either because they grew up and/or work there, can have the opportunity 

of affording a home to rent or buy in that community. In these settlements it is 

decisions about small scale development schemes that are of key importance and are 

crucial to the sustainability of those communities. Although it is of course crucial to 

conserve the character of these settlements and their wider rural settings, if planning 

policies are too restrictive then local housing and employment needs will not be 

satisfied. As a result, certain groups of people, namely the young, especially young 
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families, and those working on relatively low wages, will continue to find it difficult to 

afford to rent or buy properties on the open market, or find an appropriate affordable 

non market alternative. This has been the experience in the South Hams district where 

average house prices have increased on average by 91.6% whereas the average weekly 

wage has only increased by 25.5%. As a consequence local people are effectively being 

priced out of their own communities and this kind of exclusion undermines the 

sustainability of rural communities. This is a significant issue which can only be 

addressed by increasing the supply of new homes (both open market and affordable) 

that are delivered over the coming plan period. This must therefore be a key objective 

of the emerging Plan. 

4.2.2 All too often Local Plans take the overly simplistic view that a settlement should have 

access to ‘x’ number of facilities and services in order to be deemed a sustainable 

location for development. This simplistic approach is considered to be flawed as it fails 

to recognise the complex inter relationships that exist between settlements which 

should be considered together in a holistic way. A small settlement may have limited 

access to services and facilities when considered in isolation but may actually 

demonstrate more sustainable patterns of living and working when you take account of 

its shared functional relationship with surrounding settlements. For example one 

settlement may have a primary school, another might contain employment units, whilst 

a third may be the centre of social life with a community hall and active local clubs and 

societies. Any or all may be appropriate locations for modest housing and economic 

development on the basis that all combine to provide a sustainable community life. 

4.2.3 This view is supported with the recently published National Planning Practice Guidance 

(NPPG), which emphasises the importance of providing sufficient housing growth in 

rural areas. The NPPG is an important material consideration when preparing Local 

Plans and considering development proposals. The following is an extract from 

paragraph 001 of the NPPG section on rural housing. 

“It is important to recognise the particular issues facing rural areas in terms of 

housing supply and affordability, and the role of housing in supporting the broader 

sustainability of villages and smaller settlements. This is clearly set out in the National 

Planning Policy Framework, in the core planning principles, the section on supporting a 

prosperous rural economy and the section on housing. 

A thriving rural community in a living, working countryside depends, in part, on 

retaining local services and community facilities such as schools, local shops, cultural 

venues, public houses and places of worship. Rural housing is essential to ensure 

viable use of these local facilities. 
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Assessing housing need and allocating sites should be considered at a strategic level 

and through the Local Plan and/or neighbourhood plan process. However, all 

settlements can play a role in delivering sustainable development in rural areas – and 

so blanket policies restricting housing development in some settlements and 

preventing other settlements from expanding should be avoided unless their use can 

be supported by robust evidence. 

[own emphasis] 

4.2.4 The Flete Estate would also encourage the Council to avoid relying on the concept of 

‘settlement boundaries’ to determine whether or not a development proposal is 

considered to be sustainable. It is entirely inappropriate that a judgement should be 

made on the sustainability of a proposal based solely on whether it is positioned on the 

correct side of an arbitrary line. In fact by taking this approach, no ‘judgement’ is made 

at all. Rather development proposals should be judged on their planning merits, 

weighing the benefits against the harm, taking account of the three dimensions of 

sustainability set out in paragraph 7 of the Framework. 

4.2.5 Allocating sites for residential development in rural areas 

4.2.6 South Hams District Council currently has an adopted ‘Rural Areas Site Allocations 

Development Plan Document’ (RASADPD). The purpose of this document was to enable 

the delivery of sustainable housing growth in the district’s rural settlements. 

4.2.7 The Flete Estate would strongly encourage the Council to adopt this approach again as 

part of the emerging Plan. However one criticism of the current RASADPD is that it was 

prepared without undertaking sufficient consultation with local communities and 

landowners. The result of this is that a number of the sites which were allocated for 

development in the RASADPD often did not reflect local preferences and in some cases 

did not present viable development opportunities - as was the case in Holbeton. 

4.2.8 As the principal landowner in Holbeton the Flete Estate is conscious that it has an 

important role to play in helping to meet local housing and other community needs in 

the village. The Estate is therefore keen to work closely with South Hams District 

Council, and indeed other relevant stakeholders to ensure that the development needs 

of Holbeton are provided for in a sustainable manner and in a way which secures real 

benefits for the village. 

- 7 - smithsgore.co.uk 

https://7-smithsgore.co.uk


  

         

       

            

            

              

          

               

              

            

            

                

                

     

              

               

        

               

              

           

    

             

            

    

             

      

                

      

            

            

       

   

               

                 

             

 

4.2.9 Converting rural buildings to residential use 

4.2.10 Traditional rural buildings make a fundamental contribution to the richly varied 

character of South Hams’ rural building stock, landscape and local distinctiveness. They 

illustrate a long history of farming and settlement and exemplify the crafts and skills 

associated with local building materials and techniques. However significant structural 

changes which have taken place in the farming industry over the last century have led 

to the construction of new buildings that economise on labour and conform to animal 

welfare regulations. These changes have resulted in many of the district’s traditional 

buildings becoming redundant. To prevent such buildings from falling into disrepair and 

indeed to prevent their demise as part of the wider rural landscape, it is important that 

they are given a new and viable use so that heritage assets can be retained and 

appreciated long into the future. 

4.2.11 The South Hams district has many redundant buildings with the potential to be 

converted to alternative uses and these have the potential to play an important role in 

meeting housing needs over the coming plan period. 

4.2.12 The principle of allowing traditional rural buildings to be converted to residential use is 

established in paragraph 55 of the Framework which sets out a number of ‘special 

circumstances’ under which new isolated homes in the countryside should be 

considered acceptable. These include: 

• where such development would represent the optimal viable use of a heritage 

asset or would be appropriate enabling development to secure the future of 

heritage assets; or 

• where the development would re-use redundant or disused buildings and lead to 

an enhancement to the immediate setting. 

4.2.13 As such there is no longer a requirement to explore alternative uses for rural buildings 

before residential use can be considered. 

4.2.14 The principle of residential conversion schemes has subsequently been reinforced by 

the new Permitted Development rights which allow such conversions to take place 

without planning permission in certain instances. 

4.3 Affordable housing 

4.3.1 The Flete Estate acknowledges that there is a significant shortfall in the supply of 

affordable housing in South Hams and is pleased to see that this is identified in the ‘Our 

Plan’ consultation document as a challenge to be addressed over the coming plan 

period. 
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4.3.2 However, in setting policies for addressing affordable housing needs across the district, 

the Council must ensure that the issue of development viability is carefully considered. 

This is a requirement which is set out in the Framework which places a great deal of 

emphasis on the need for local planning authorities to pay careful attention to viability 

in plan making and decision taking to ensure that Local Plans are deliverable. To ensure 

viability, the costs of any requirements likely to be applied to development, such as 

requirements for affordable housing, housing mix, standards, infrastructure 

contributions or other requirements should, when taking account of the normal cost of 

development and mitigation, provide competitive returns to a willing land owner and 

willing developer to enable the development to be deliverable. 

4.3.3 Paragraph 174 then goes on to explain that the cumulative impacts of these standards 

and policies should not put implementation of the plan at serious risk and should 

facilitate development throughout the economic cycle. It is important the local planning 

authorities take this guidance into account in preparing the ‘Our Plan’ as consideration 

of overall viability is part of the evidence base which will be subjected to test, challenge 

and debate when it is eventually examined. Demonstrably failing to consider this issue 

will almost certainly result in the Local Plan being found to be unsound. 

4.3.4 Paragraph 47 of the Framework states that local planning authorities must ensure that 

their Local Plan meets the full objectively assessed needs for market and affordable 

housing. When considering affordable housing need, it is important to recognise that 

this need goes beyond just the ‘social rented’ and ‘intermediate housing’ tenures (for 

which there is now very limited funding) which local authorities have historically sought 

to provide. 

4.3.5 When assessing needs for affordable housing the Council must consider the full range of 

housing tenures including affordable rent, part ownership, low cost, self-build and so 

on. The Council needs to have a robust understanding of need for all types of affordable 

housing as part of its evidence base. 
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 .0 Our Economy 

5.1 Supporting the Rural Economy 

5.1.1 Historically opportunities for rural businesses have not been adequately supported in 

South Hams. The consequence of this is that rural communities have been unable to 

fulfil their economic potential. The ‘Our Plan’ consultation document recognises that 

some of the challenges that face the district include the trend of out-migration of young 

and working age people and a decrease in the number of full-time workers. As such the 

new Plan should be treated as an opportunity to enable rural businesses to deliver more 

for local economies. 

5.1.2 Strong rural economies offer those living in rural areas better opportunities to work in 

their local community. They help reduce the level of out-migration of young people and 

retain skilled graduates by providing more and better quality local employment 

opportunities. Being able to live and work in the same place also helps to deliver the 

Government’s other sustainability objectives because working closer to home reduces 

the need to commute long distances to work which reduces harmful vehicle emissions. 

This is particularly the case with ‘live-work’ developments. 

5.1.3 In seeking to support the rural economy in South Hams the Council must have regard 

to the Framework, which states at paragraph 28 that planning policies should support 

economic growth in rural areas in order to create jobs and prosperity. The Framework 

identifies a number of ways in which a strong rural economy can be promoted: 

• Through support of sustainable growth and expansion of all types of business 

and enterprise in rural areas, both through conversion of existing buildings and 

enterprise in rural areas, both through conversion of existing buildings and well-

designed new buildings. 

• Promotion of the development and diversification of agricultural and other land 

based rural businesses. 

• Support for sustainable rural tourism and leisure developments that benefit 

businesses in rural area, communities and visitors, which respect the character 

of the countryside. 

• Promotion of the retention and development of local services and community 

facilities in villages, such as local shops, meeting places, sports venues, cultural 

buildings, public houses and places of worship. 
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5.1.4 The Framework also provides a useful reference within paragraph 25, which explains 

that a sequential approach for the location of small scale rural offices or other small 

scale rural development should not be applied. 

5.1.7 Therefore, in order to be compliant with the Framework, South Hams District Council is 

strongly encouraged to provide a policy framework which is supportive of sustainable 

economic development in rural areas. 

5.2 Potential for live-work units 

5.2.1 Fuelled by the impact of new technology (such as improved internet access in rural 

areas), a growing frustration with the stress and time wasting associated with the daily 

commute and a desire for a better work/life balance, self-employed people in rural 

areas are increasingly choosing to opt for home-working. In fact this is now a well-

established trend with live-work units being delivered through both new build and 

conversion schemes. Both should be supported in local planning policies. 

5.2.2 This type of development is specifically supported within paragraph 21 of the 

Framework which states that local planning authorities should “facilitate flexible working 

practices such as the integration of residential and commercial space within the same 

unit”. The Council is therefore strongly urged to support this form of development 

within the Our Plan; an approach which is being taken up by many other local 

authorities in the south west and nationally. 

5.2.3 Across the South Hams countryside there is a significant supply of buildings, traditional 

and more modern, which are well suited to providing this type of live-work 

arrangement. The conversion of rural buildings and construction of new build to 

establish a live-work arrangement offers a wide range of benefits, not only to 

individuals and their businesses, but also to the wider economy and environment as 

well. 

5.2.4 In May 2013 the Trade Union Congress (TUC) published an analysis of the number of 

people working from home in the UK. This analysis found that the number of people 

working from home has increased by 13% in the last five years. Just over four million 

employees usually worked at home in 2012, a rise of 470,000 since 2007. The Office of 

National Statistics (ONS) also reported an increase in the level of home working, based 

on 2011 census data, and attributes this increase to a greater prominence of home 

businesses in rural areas. Furthermore, the Annual Population Survey 2010/2011 

carried out by the ONS identified working from home as being more common in rural 

areas of England than in urban areas. 
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5.2.5 Over recent years the principle of live-work units within the countryside has become 

more acceptable as a means of promoting the sustainable re-use of existing buildings. 

Such schemes are inherently sustainable as they help to meet local demand for housing 

(socially sustainable) and they provide local employment opportunities (economically 

sustainable). They also serve to reduce the need to travel by car by removing the need 

for a daily commute and also safeguarding the character and appearance of rural 

buildings which might otherwise fall into disrepair (environmentally sustainable). 

5.2.6 The local planning authority is therefore strongly encouraged support live-work 

developments within the emerging Plan. 
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6.0 Future development in Holbeton 

6.1.1 Holbeton is a village located to the west of the River Erme in South Devon. The 

settlement is located approximately half way between Yealmpton and Modbury, 

approximately 1.5 km south of the A379. Despite the small size of the village it offers a 

range of community facilities including a primary school, post office / stores, village 

hall, two pubs, a church, allotments, a community orchard and a children’s play park. 

As such the village acts as a community hub to other small rural communities in the 

local area. 

6.1.2 The continued existence of these community facilities cannot be taken for granted. Each 

of them require a critical mass of local people to provide the children for the school, the 

throughput for the shop and post office, the clientele for the pub, the support for the 

church and the people to run the various village enterprises and organisations. At 

present all of these are operating at below their optimum throughput and some, 

including the school, local shop and post office are on the verge of becoming unviable. 

To ensure the future viability of these services and facilities the village needs to be 

allowed to grow, however this must happen in a sustainable manner. 

6.1.3 The Flete Estate has already begun the process of consulting with the local community 

and the district Council on the matter of how and where new development could be 

brought forward in the village. Through this process of engagement it has also been 

possible to identify additional community needs/ambitions of the village including a new 

village hall and a village car park. As such the Estate is committed to facilitating the 

delivery of these community assets through future development in the village. 

6.1.4 The Flete Estate is keen to continue to work closely with the local planning authority 

and indeed the local community in bringing forward sustainable development in 

Holbeton which meets social, environmental and economic needs of the village. 
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RTPI Research Briefing No. 3 

January 2014 

Planning for housing in England 
The 2011 census raises big issues for 
planners. In particular, it shows that average 
household size did not fall as expected 
between the censuses but stayed constant. 
This is probably because the 2011 census 
results – and the official household projections 
that were based on them – were influenced by 
increased international migration, the 
economic downturn and the effects of a long 
period of poor housing affordability. This 
suggests that planning on the basis of these 
projections could lead to an under-provision of 
housing in some areas. 

This briefing, based on research conducted for 
the RTPI by the University of Cambridge, 
suggests how planners and others might 
respond. 

Who should read this? 
Policymakers, decision-makers and 
practitioners in England involved in planning 
for housing and related areas for which 
provision is influenced by changes in the 
number and type of households. 

Key messages for policy and 
practice 
DCLG’s 2011 household projections for 
England (published in April 2013) are the latest 
official household projections and take account 
of the 2011 census results. As suggested in 
planning guidance, they are the starting point 
estimates for looking at household growth and 
housing requirements. 

However, for the reasons explained in this 
briefing, local authorities need to consider their 
specific situation carefully in the light of what 
the latest projections suggest for their area. 
They should ensure that their plan anticipates 
the range of potential outcomes and review the 
plan regularly to see if changes are needed. 

There are two reasons why the trends that 
have been projected forward in the official 
projections may not continue unchanged. 

Firstly, increased international migration in the 
first decade of this century may have been 
responsible for a significant proportion of the 
changes to previous trends in household 
formation patterns. Secondly, it seems likely 
that the 2011 census results were influenced 
by both the economic downturn and the effects 
of a long period of poor housing affordability. 

This raises the question of whether planners 
should assume that household size will remain 
stable or resume the previous falling trend. For 
some authorities, this could affect the number 
of homes required by 30% or more. 

Consequently, three main issues should be 
taken into account in using DCLG household 
projections at the local authority level: 

• The extent to which the pattern of 
household formation in the area been 
affected by an increase in international 
migrants (which may vary greatly). 

• The extent to which household formation 
patterns have departed from previous 
trends. 

• Whether there have been significant 
changes in the projected net flow to or from 
other local authorities, which may be a 
consequence of the use in the interim 
projections of flow rates from earlier 
projections. In such cases it might be 
appropriate to adjust the projected flows. 

Suggestions for how planners and others might 
respond when planning for households in 
England are included in this briefing. 
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Main findings 
Compared to 2010 projections, the 2011 
census found 450,000 more people in England 
than expected. There were also 375,000 fewer 
households than anticipated (compared to 
2008 projections). The average household size 
was larger than expected: it had remained at 
the 2001 level rather than falling as expected 

This raises some important questions: What 
caused these changes? Are they likely to 
continue? And how should DCLG’s household 
projections be used in assessing housing 
requirements? (It should be noted that this 
report relates only to England; different 
approaches to projecting household numbers 
are used in the other parts of the UK.) 

What changed? 
A detailed analysis of the census and other 
data points to two main reasons for the census 
finding fewer households than expected: 
increased international migration; and changes 
in the types of households in which younger 
adults are living. 

Increased international migration 
People arriving in England from abroad tend to 
live in larger households than the rest of the 
population. This means that if there are more 
people in the population who have recently 
arrived than anticipated, the average 
household size will be larger than expected. 

The trends in household formation patterns 
which underpinned the previous set of official 
projections – DCLG’s 2008-based household 
projections – were based on international 
migration flows from the 1990s and earlier. 
Compared with that period, the inflow of 
international migrants in the first decade of the 
century was 193,000 a year higher (offset in 
part by increased “out” migration so the growth 
in the net inflow was much smaller). It is 
therefore unsurprising that there were fewer 
households in 2011 than expected as more 
people than anticipated were living in larger 
households. 

Analysis carried out by Alan Holmans at the 
University of Cambridge suggests that this may 
be responsible for some 200,000 of the 

375,000 difference between the estimated and 
actual number of households. 

Changes in living patterns 
A comparison of actual and expected 
household numbers by age of the household 
representative person shows that most of the 
shortfall is in the 25-34 and 35-44 age groups. 

Analysis of the types of households that are 
“missing” and other evidence from the Labour 
Force Survey suggests that there has been a 
reduction in people in this age group living 
alone and an increase in the numbers living 
with their parents or in shared accommodation. 

The chart below shows how the number of 20-
34 year olds living with parents has increased: 
in 2011 there were ½ million more 20-34 year 
olds living with parents than in 2001. Although 
some of the increase may be due to an 
increase in number of people in this age group, 
the most of it is due to changing household 
formation patterns. 

Further, the following chart shows how the 
proportion of 25-34 year olds living alone in 
single person households fell over the same 
period. 
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Are these changes likely to continue? 
What happens to the number of “missing” 
households attributable to increased in 
migration depends on what happens to 
migration flows in the future. If there is no 
further significant increase in international 
in migration (which seems a reasonable 
assumption given UK Government policies 
to reduce migration), there should be no 
increase in the number of recent migrants 
in the population. This is because the 
previous decade’s migrants will either 
have left or become established residents 
living in similar household sizes to the rest 
of the population. As a result, there should 
be no further impact on average 
household size for this reason. 

It seems likely that changes such as more 
people living with their parents and more 
people living in shared accommodation 
are “forced” changes caused by those 
concerned not being able to afford 
separate accommodation, rather than free 
choices. Insofar as they are “forced”, it is 
likely that they will reverse if and when 
conditions improve. 

The question then becomes, “What 
conditions would need to improve?” The 
two main factors are likely to be the 
economy, including incomes and the 
availability of mortgage finance, and the 
affordability of housing. 

The graphs on the previous page, showing 
the growth in the number of young adults 
living with their parents and the falling 
proportion of 25-34 year olds living on their 
own, both indicate that the changes were 
well underway before the economic 
downturn. This suggests that a return to 
stronger economic growth and better 
access to mortgage finance will be 
insufficient on its own to produce in a 
return to previous patterns of household 
formation. There would also need to be an 
improvement in the affordability of housing 
to buy and to rent – which depends on 
house prices and trends in incomes and 
interest rates. 

Using DCLG’s latest household 
projections 
DCLG’s household projections take as 
their starting point the actual number of 
households in 2011 and household 
formation rates indicated by the census. 
They are the starting point for looking at 
household growth and housing 
requirements. 

However, they are trend-based projections 
(rather than forecasts), meaning they tell 
you what would happen if the trends on 
which they are based were to continue. A 
view needs to be taken on whether that is 
a reasonable assumption or whether some 
change in the trends is more likely. 

This chart shows how the number of 
households per person is envisaged to 
rise in the two projections and indicates 
how different the latest projections are 
from the 2008-based projections. 

The lower starting point, in 2011, of the 
2011-based projections reflects what the 
census found, i.e. a smaller number of 
households per person (which equates to a 
larger average household size). The 
projected forward trend gives rise to a 
flatter line, which implies a slower growth in 
the proportion of the population that will be 
‘household representative persons’. 

However, this approach does not make 
allowance for either: 

• The likelihood that “recent international 
migrant” effect was a one-off; 

• The possibility that conditions in the 
housing market and the economy more 
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generally will improve and there will be 
some return toward previous trends in 
household formation. (Note that the latest 
projections imply that the proportion of 25-
34 year olds who set up home on their own 
continues to fall and does not just remain 
at the 2011 level.) 

Both factors suggest that the latest 
projections are likely to underestimate the 
growth in household numbers. 

Using the latest projections for local 
authority areas 
The main issues which need to be taken 
into account at the local authority level are: 

• The volume of international migration 
varies significantly from area to area, 
implying that the extent to which increased 
international migration will have affected 
the household projections could also vary 
considerably. 

• The extent to which household formation 
patterns have departed from previous 
trends also varies from area to area. 
For some authorities the new projections 
suggest that household formation rates for 
some groups will continue to fall. The 
impact which any move back towards 
previous trends would have will also vary 
from area to area. 

• The latest projections are ‘interim’ 
projections prepared before the full results 
of the 2011 census were available. This 
means that it was necessary to use some 
trend data from previous projections, 
including data on flows between local 
authorities in the UK. As a result these 
flows, which are major drivers of population 
change for many authorities, may have 
been under or over-estimated for some 
areas. Where there are big changes 
between the 2008-based and 2011-based 
projections in this area the new projections 
should be compared with past flows and a 
view taken on whether they are a 
reasonable basis for planning. 

It should also be noted that some of the 
differences between the 2008-based and 
2011-based projections are the result of 
improved methods used to estimate 

international flows at the local authority level. 
The new methods should give more reliable 
results. 

How might Government help? 
The projections are a major asset for those 
planning for housing, but they could be even 
more useful if government could: 

• Publish in an easily accessible form data 
showing how the projections for key drivers 
of change – birth, deaths and flows into and 
out of a local authority – relate to what has 
happened in the recent past. This would 
allow users to understand the underlying 
trends and take a view, in the light of their 
local knowledge, as to whether they are a 
sensible basis for planning. 

• Provide sensitivity analysis at the local 
authority level so that users can gauge the 
amount of uncertainty they need to plan for. 

About the research 
This briefing is based on research conducted 
for the RTPI by Neil McDonald and Peter 
Williams at the University of Cambridge, 
funded through the RTPI’s Small Projects 
Impact Research (SPIRe) scheme. 

Further information 
The full report is available on the RTPI website 
at: www.rtpi.org.uk/spire 

About the RTPI 
The Royal Town Planning Institute holds a 
unique position in relation to planning as a 
professional membership body, a charity and a 
learned institute. We have a responsibility to 
promote the research needs of spatial planning 
in the UK, Ireland and internationally. 

More information on our research projects can 
be found on the RTPI website at: 
www.rtpi.org.uk/knowledge/research/ 

You are also welcome to email us at: 

research@rtpi.org.uk 
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Examination of the New East Devon Local Plan 2006-26 

Mr M Dickins Inspector: Anthony Thickett BA(Hons) BTP 
Planning Policy Manager MRTPI Dip RSA 
East Devon District Council 
Knowle Programme Officer: Amanda Polley 
Sidmouth Tel: 01395 571682 
Devon Council Offices 
EX10 8HL Knowle 
By email only Sidmouth 

Devon 
EX10 8HL 

E mail: programmeofficer@eastdevon.gov.uk 
31 March 2014 

Dear Mr Dickins, 

At the last hearing I promised to write to you giving a date for my report or setting out 
what further work is required.  Unfortunately I do not consider that the Local Plan is 
sound nor at this stage can it be made so by main modifications. 

Housing Numbers 

1. I do not consider that the 15,000 housing target is justified by the evidence 
submitted to the examination. The National Planning Policy Framework (NPPF) 
requires local planning authorities to ensure that Local Plans are based on 
adequate and up to date evidence1 and to prepare a Strategic Housing Market 
Assessment (SHMA) to assess their full housing needs over the plan period2. The 
2007 SHMA3 was updated in 20114 and it was accepted by your consultant at the 
hearing that it was prepared before the most recent guidance was issued.  The 
2011 update is founded in part on survey work done in 2007 and so its reliability 
is questionable.  Further, it only covers 2011 to 2016 and is criticised by your 
other consultants, Roger Tym and Partners who produced the 2011 Housing and 
Employment Study5. 

2. In any event, it is clear from the hearing that the 15,000 target in Strategy 1 is not 
based on the SHMA but the low migration scenario figure for East Devon given in 
Table 6.3 of the Roger Tym report (10,800) plus about 4,000 for overspill from 
elsewhere (largely Exeter) which has no empirical evidential basis. The National 
Planning Practice Guidance (NPPG)6 advises that the starting point for estimating 
need should be the latest population and housing projections.  I acknowledge that 
the 2011 projections should be used with caution but Roger Tym’s estimates are 
based on the 2008 population and household projections. I could question the 
validity of choosing the low migration model given that the Roger Tym report 

1 Paragraph 158 
2 Paragraph 159 
3 CD/Hsg019 
4 CD/Hsg020 
5 CD/Hsg002, paragraphs 6.29 to 6.33 
6 Reference ID: 2a-015-20140306 

mailto:programmeofficer@eastdevon.gov.uk


  
 

 
      

    

   
     

   
    

  
   

  
   

 
 

   
   

 
   

      
 

 
  

 
 

 
  

  
 

   
  

 
   

 
  

 
  

  
   

  
   

 
     

    
   

  
                                                 

leans towards a higher figure but there seems little point given the shortcomings in 
the evidence base overall. 

3. I give little weight to the County Council’s work given that it is county wide and 
is based in part on demand rather than objectively assessed need. I cannot, 
therefore, conclude that the figure of 15,000 is justified by up to date and 
appropriate evidence. The absence of an up to date SHMA is a serious failing and 
makes a full assessment of need difficult. To rectify this, the Council should 
produce an up to date SHMA to assess the need for housing and affordable 
housing.  If an updated SHMA indicates levels of need greater than provided for 
by the Plan you should test the impact of higher levels of growth through 
SA/SEA. Subject to the results of that exercise, you should consider making 
provision for an increased number of dwellings and/or set out results of 
discussions with neighbouring authorities in relation to meeting any un met need 
in the District. 

4. As discussed at the hearing its seems most unlikely to me that parts of West 
Dorset and East Devon do not fall into the same housing market area.  I see that 
according to the 2007 SHMA and 2011 update the Coastal Towns sub market area 
includes part of West Dorset and Lyme Regis in particular.  However, none of the 
survey work appears to include any parts of West Dorset. As you know the 
Inspector examining the West Dorset, Weymouth & Portland Local Plan has 
indicated that further work needs to be done with regard to assessing housing 
needs.  There would, therefore, seem to be an opportunity to work with West 
Dorset in preparing evidence.   

5 year housing land supply 

5. The NPPG states that; ‘Local planning authorities should aim to deal with any 
under-supply within the first five years of the plan period where possible’7. That 
and the aim of the NPPF to significantly boost the supply of housing weighs 
against the Liverpool approach to meeting your backlog.  Turning to the 
arguments in favour of Liverpool in Topic Paper 1; whilst adopting Sedgefield 
may result in a marked drop in the rate of provision after 5 years this is an 
argument that could be repeated many times and the high rate is due to past 
failures in delivery.  To accept a longer period to address the shortfall is counter to 
the aim of significantly boosting housing supply and would run the risk of leaving 
households in need for longer. 

6. Dangers of overdevelopment, directing development to the best sites and where it 
is needed, sustainability and matching development to infrastructure should all be 
addressed through planning i.e. the Local Plan.  As you say in the Topic Paper, 
plan led provision lies at the heart of the NPPF and I see nothing in the Sedgefield 
approach which would prevent this in East Devon. 

7. The ‘5 year land supply update - Sedgefield Approach’ assessment produced by 
you at my request shows a housing land supply of 4.04 years as of October 2013. 
Paragraph 49 of the NPPF warns that relevant polices for the supply of housing 

7 Reference ID: 3-035-20140306 



  
 

      
 

 
  

 
    

 
  

  
  

   
 

   
  

    
  

   
 

 
 

       
  

  
   

 
   

   

  
 

 
    

 
  

  
 

  
 

    
   

       
    

 
  

  
  

                                                 

should not be considered up to date if a 5 year supply cannot be demonstrated. 
The District Council needs to be able to demonstrate a 5 year supply on adoption 
of the Local Plan and I look forward to hearing how you intend to ensure this will 
be the case.  

Housing Distribution 

8. No doubt any work on a new SHMA will consider distribution and I would 
expect, in accordance with the objective of achieving sustainable development, 
that new development would be directed to settlements that have the capacity to 
accommodate and sustain new development.  I am aware that the numbers 
allocated for villages in Strategy 27 are based on consultations with local 
communities.  However, I am concerned that these figures are not based on an 
assessment of the ability of the small towns and villages to accommodate growth 
and that the blanket application of a 5% minimum growth is too crude a tool. 
Further, the post submission changes to Policy 27 strongly imply that the 5% will 
be treated as a maxima. I suggest, therefore, that you revisit Strategy 27 in light 
of the Settlement Appraisals which, if applied consistently, do not support some of 
the figures in Strategy 27. 

Plan period 

9. The NPPF advises that plans should preferably have a life of 15 years8. This is 
not fixed in stone but if adopted in 2014, the plan would only have a life of 12 
years.  I am aware that provision is made for development beyond the plan period 
at the West End.  However, I consider that this approach offers less certainty and a 
longer plan period would give developers, landowners and you greater confidence 
in the long term delivery of the Growth Point.  Further, it leaves less time to 
deliver and react to changes that may threaten delivery in the rest of the District, 
particularly as it is envisaged that the Villages Development Plan Document and 
Neighbourhoods Plans are to follow, all of which will take time to produce, 
examine and adopt before they become effective. 

10. The 2011 Housing and Employment Study9 projects housing and employment 
requirements to 2031.  Should any further work/studies to address my concerns 
regarding evidence of housing need cover a period beyond 2026 then I would ask 
that you give serious consideration to extending the plan period.  

Gypsies and travellers 

11. The last assessment of the accommodation needs of gypsies and travellers was 
carried out in 2006 and only addressed provision up to 2011. I was informed at 
the hearing that you sought to work with some of your neighbours to produce a 
new assessment in time to inform the Local Plan but, for reasons outside your 
control, that did not prove possible.  I agree that rather than commission an 
independent assessment it would be better to pursue a joint approach and I 

8 Paragraph 157 
9 CD/Hsg002 



    
 

 
    

     
     

   
   

  
 
   

  
     

   
    

  
   

 
 

 
 

 
 

 
 
 

understand that a new assessment has just been commissioned and that it should 
be completed by this summer of 2014.  

12. It is proposed that, should a need be identified, you would then produce a Gypsy 
and Traveller Plan.  This is not ideal and runs counter to the advice in the NPPF 
which discourages multiple plans. A suspension of the examination to allow you 
to produce additional housing evidence may provide an opportunity for any need 
identified through a gypsy and traveller needs assessment to be addressed through 
the Local Plan rather than a separate plan. 

I would now ask you to give careful consideration to the above matters.  The 
production of a new SHMA may take some time and I would appreciate an indication 
of how long you consider you will need to produce this information in order that we 
can plan ahead with regard to the length of any suspension and any further hearings 
that may be required. I will do all I can to help the Council in relation to the way 
forward, although you will appreciate the restricted nature of my role in this regard 
and that any advice given is without prejudice. 

Yours faithfully 

A Thickett 

Inspector 
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South Hams District Council Our Plan – Consultation Response 

The Cann Estate 

1.0 Introduction to the consultation response 

1.1 This consultation response has been prepared by Smiths Gore on behalf of the Cann 

Estate. The submission has been prepared following an invitation from South Hams 

District Council to comment on its Our Plan Consultation Document. 

1.2 As a significant owner of land and property in South Hams the Cann Estate is keen to 

ensure that the policies within the emerging Our Plan are responsive to local 

circumstances and support, rather than constrain the development that South Ham’s 

urban and rural communities and businesses require to meet their social and economic 

needs. 

1.3 The form of this response follows the advice given by South Hams District Council in 

that comments have been made on the online response form. However as these forms 

do not allow for an adequate level of detail to be provided, the main body of the 

submission is included within this written report. Therefore the comments submitted in 

the forms and in this written submission should be read together to appreciate the full 

response to this consultation. The full written response has been submitted both 

electronically and as a hard copy to South Hams District Council. 

1.4 This written report makes detailed comments on particular sections of the consultation 

document, identifying the relevant issues and topic areas to be considered, how these 

issues/topics can be addressed, the requirement for appropriate evidence to support 

each area, and how the land and property under the ownership of the Cann Estate can 

contribute towards delivering the plan policies and targets. The sections to which the 

comments relate are clearly identified by each subheading. 

2.0 Local Plan preparation – tests of soundness 

2.1 Local Plans at the pre-submission stage should accord with certain tests which are 

outlined within the National Planning Policy Framework (the Framework). The tests are 

in place to allow a planning Inspector to assess whether a plan is ‘sound’. A sound plan 

is described at paragraph 182 of the Framework as being: 

Positively prepared – the plan should be prepared based on a strategy which seeks 

to meet objectively assessed development and infrastructure requirements, including 

unmet requirements from neighbouring authorities where it is reasonable to do so 

and consistent with achieving sustainable development; 

Justified – the plan should be the most appropriate strategy, when considered 

against the reasonable alternatives, based on proportionate evidence; 

Effective – the plan should be deliverable over its period and based on effective joint 

working on cross-boundary strategic priorities; and 

Consistent with national policy – the plan should enable the delivery of 

sustainable development in accordance with the policies in the Framework. 

2.2 This consultation response has been prepared with these tests in mind and considers 

the topics for consideration contained within the South Hams District Council Our Plan 

Consultation Document against each of them. It also tests the proposed topics against 

the other relevant policies within the Framework in order to ensure it is consistent with 

national policy. 

1 
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The Cann Estate 

3.0 Our Vision 

3.1 The consultation document produced by South Hams District Council sets out a number 

of challenges that South Hams currently faces and also outlines topics that the new 

plan may cover in order to address these challenges. It also makes reference to where 

the priorities within South Hams should lie when addressing such challenges. 

3.2 The Cann Estate encourages an overarching approach to be taken in achieving the aims 

and priorities of South Hams, with the principles of sustainable development being 

central to achieving this. A key factor to achieving sustainable development is ensuring 

that equal weight is given to all aspects of sustainability. 

3.3 All too often in recent years the environmental component of sustainable development 

has been given a disproportionate level of weight in planning policy and development 

management decisions. This has had significant impacts on the social and economic 

sustainability of communities, particularly in rural areas, where a lack of housing and 

employment provision has forced, and is still forcing people to leave the communities in 

which they were raised. This is clearly the case within South Hams, where the 

consultation document recognises that there is an out migration of young and working 

age people, and an increase in the older age population within South Hams. 

3.4 Although the environmental component of sustainability is clearly an important 

consideration to take into account it must be balanced against the need to meet social 

and economic needs in order to allow communities to be vibrant and prosperous. In 

considering the future development of South Hams it is important to understand that 

sustainable development is not solely confined to environmental issues but also 

encompasses a wide range of factors including economic prosperity, the promotion of 

strong, vibrant and healthy communities as well as the protection and enhancement of 

the natural and built environment. This view is supported within paragraph 7 of the 

National Planning Policy Framework (the Framework) which states, 

There are three dimensions to sustainable development: economic, social and 

environmental. These dimensions given rise to the need for the planning system 

to perform a number of roles: 

• An economic role – contributing to building a strong, responsive and 

competitive economy, by ensuring that sufficient land of the right type is 

available in the right places and at the right time to support growth and 

innovation; and by identifying and coordinating development 

requirements, including the provision of infrastructure; 

• A social role – supporting strong, vibrant and healthy communities, by 

providing the supply of housing required to meet the needs of present 

and future generations; and by creating a high quality built environment, 

with accessible local services that reflect the community’s needs and 

support its health, social and cultural well-being; and 

• An environmental role – contributing to protecting and enhancing our 

natural, built and historic environment; and, as part of this, helping to 

improve biodiversity, use natural resources prudently, minimise waste 

and pollution, and mitigate and adapt to climate change including moving 

to a low carbon economy.’ 

3.5 The Framework goes on to state, 

2 
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‘These roles should not be undertaken in isolation, because they are mutually 

dependent. Economic growth can secure higher social and environmental 

standards, and well-designed buildings and places can improve the lives of 

people and communities. Therefore to achieve sustainable development 

economic, social and environmental gains should be sought jointly and 

simultaneously through the planning system.’ 

3.6 In accordance with the Framework and the sustainability principles detailed above, 

South Hams’ Our Plan should embrace a presumption in favour of sustainable 

development, with clear policies that guide how the presumption can be applied within 

South Hams. This would allow the objectively assessed development needs of South 

Hams to be met in a timely fashion, with sufficient flexibility to adapt to rapid change. 

3.7 The Vision of the South Hams Our Plan should also include reference to key planning 

principles, that can be applied to the majority of development within the district and 

provide a framework for future growth. The Framework sets out a number of core 

planning principles, to which the Our Plan document makes some reference. 

Accordingly it is pleasing to see the encouragement of local stakeholder involvement at 

this only consultation stage as well as at the proposed plan stage, and in accordance 

with the first core principle of the Framework. 

3.8 Another core principle of the Framework is that planning should always seek to secure 

high quality design and a good standard of amenity for all existing and future occupants 

of land and buildings. There is little reference within the Our Plan consultation 

document to these core principles and as such, in the interests of achieving high quality 

design as well as an appropriate standard of amenity, the inclusion of such a principle 

within the Vision of the Our Plan would be encouraged. 

4.0 Our Homes 

4.1 Future Housing Numbers 

4.1.1 In order to provide an appropriate housing target for the district, it is necessary for the 

Council to cultivate an evidence base to ensure that the Our Plan meets the full, 

objectively assessed needs for market and affordable housing in the housing market 

area. This should include the identification of key sites which are critical to the delivery 

of the housing strategy over the plan period. 

4.1.2 A standard methodology for the assessment of housing need is set out in the National 

Planning Practice Guidance (NPPG) – Housing and economic development needs 

assessing (ref ID: 2a-014-20140306), and its use is strongly recommended because it 

will ensure that the assessment findings are transparently prepared. South Hams 

District Council should assess their development needs working with the neighbouring 

local authorities, including Plymouth, West Devon, Teignbridge, Torbay and Dartmoor 

National Park, in the relevant housing market area, as such needs are rarely 

constrained precisely by local authority administrative boundaries. It is encouraging to 

see that in this instance, South Hams appear to be working alongside West Devon 

Borough Council in preparing their respective Plans. 

4.1.3 According to guidance contained within the NPPG - Housing and economic development 

needs assessing (ref ID: 2a-015-20140306) the starting point for establishing the 

estimated need for housing should be the household projections published by the 

Department for Communities and Local Government (DCLG) which are based on trends 

observed in Census and Labour Force Survey data. 

3 
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4.1.4 New research suggests that using the 2011 Census data to assess the future housing 

need could result in Councils underestimating housing need by up to 30%. This deficit 

has been identified in a RTPI commissioned study carried out by the University of 

Cambridge’s Centre for Housing and Planning Research. Their report describes that: 

“There are two reasons why the trends that have been projected forward in the 

official projections may not continue unchanged. Firstly, increased international 

migration in the first decade of this century may have been responsible for a 

significant proportion of the changes to previous trends in household information 

patterns. Secondly, it seems likely that the 2011 Census results were influenced 

by both the economic downturn and the effects of a long period of poor housing 

affordability. This raises the question of whether planners should assume that 

household size will remain stable or resume the previous falling trend. For some 

authorities, this could affect the number of homes required by £0% or more. 

On the basis of this evidence the local authority should be seeking to provide over and 

above the number of new homes suggested by the 2011 Census data. 

4.1.5 At Examination all evidence used by the Council in determining the proposed housing 

target will be rigorously assessed and tested. If this evidence is found not to be 

sufficiently robust the plan will be found unsound and will delay its adoption, leaving 

the Council vulnerable to ‘planning by appeal’. It is important to note that the vast 

majority of Local Plans rejected at examination are due to the fact that their housing 

targets are too low and do not meet the projected growth in households, i.e. the full, 

objectively assessed needs. This point is emphasised by the recent example of the 

examination of East Devon District Council’s Local Plan, which was found to be unsound 

as the housing target was considered to be unjustified. Furthermore the Inspector 

specifically referred to the validity of choosing low migration models when other 

supporting documents lean towards higher figures. 

4.2 Affordable Housing 

4.2.1 The Our Plan consultation document identifies a sustained need for more market and 

affordable housing within South Hams. Accordingly it is acknowledged by the Cann 

Estate that the local housing market within South Hams does not reflect the income of 

those living and working locally. This is evidenced by the statistics within West Devon’s 

Our Plan consultation document which show average house prices are up 91.6%, but 

average the average weekly wage is up only 25.5%. Furthermore, the number of 

households on the Council’s Housing Register is up 146%. The current situation is both 

socially and economically unsustainable, with an out migration of young and working 

age people also identified as an issue within the Our Plan document. 

4.2.2 In order to calculate the affordable housing need for the district, the Council will need 

to estimate the number of households and projected households who lack their own 

housing and who cannot afford to meet their housing needs in the market. This 

calculation requires the current unmet housing need and the projected future housing 

need to be subtracted from the current supply of affordable housing stock. A detailed 

methodology for calculating affordable housing need is included within the NPPG -

Housing and economic development needs assessments (ref ID: 2a-020-20140206). 

4.2.3 When setting the level of affordable housing contribution to be sought from residential 

developments it is important that the Our Plan takes into account the potential impact 

of such requirements on the financial viability of developments. Financial viability needs 

to be taken into account when negotiating affordable housing contributions on a site by 

site basis. In order to ensure that housing developments are deliverable over the 

4 



         

   

 

 

 

                

            

             

            

   

 

              

           

            

              

            

          

 

           

               

            

               

 

  

 

            

           

                

    

 

               

               

              

             

   

 

                

            

               

             

              

             

            

                

                 

              

            

       

 

     

 

                 

            

              

              

             

                

      

 

              

 

South Hams District Council Our Plan – Consultation Response 

The Cann Estate 

coming years it will be important for the Council to take a flexible approach which takes 

account of the financial viability of individual developments. This approach is supported 

in paragraph 50 of the Framework which states that policies for meeting affordable 

housing need “should be sufficiently flexible to take account of changing market 

conditions over time.” 

4.2.4 The Framework goes on to advise local planning authorities in paragraph 54, to 

consider whether allowing some market housing would facilitate the provision of 

significant affordable housing to meet local needs. In this paragraph the Framework 

places the onus on local planning authorities to make an informed judgement on this 

issue, based on an understanding of the financial viability of developments, particularly 

as grant funding for such schemes is seldom available. 

4.2.5 Affordable housing goes beyond just social rented and intermediate housing. 

Accordingly, to meet the full range of need the Council should encourage a mix of 

affordable tenures, for example, affordable rent, self build, shared ownership, and so 

on. The Council should have evidence of the need on all types of affordable housing. 

4.3 Self-build 

4.3.1 Advice contained within the NPPG - Housing and economic development needs 

assessments (ref ID: 2a-021-20140306) states that the Government wants to enable 

more people to build their own home and wants to make this form of housing a 

mainstream housing option. 

4.3.2 There is strong industry evidence of significant demand for such housing, which can be 

identified for the Self Build Portal. However such data is unlikely to provide reliable local 

information on the local demand for people wishing to build their own homes. The 

Council should therefore establish demand/need for self build as part of its evidence 

base. 

4.3.3 A recent example has been set within Devon with the approval of the Teignbridge Local 

Plan in South Devon, which encourages more self/custom build by requiring developers 

of large housing schemes to provide five percent of their new homes as plots for self-

builders. They argued that the new policy would help deliver more self-build plots, 

would support the local economy, increase the diversity of housing available in the area 

and encourage more sustainable building practices. The threshold for this policy is all 

housing developments of twenty or more homes, prospective self builders will be 

required to build out their properties within three years, and if a developer finds there is 

no demand for their quote of self build plots after a twelve month period, they can be 

built out for market sale or as affordable housing. Therefore the policy allows a 

reasonable amount of flexibility, and South Hams District Council should include a 

similar policy within the Our Plan. 

4.4 Housing Mix and Type 

4.4.1 To ensure that a suitable supply of housing is provided, it is not enough to simply 

encourage housing growth. It is essential that South Hams’ housing market is 

appropriate to meet the needs of existing and future populations. In planning for future 

household growth it will be important to cater for families, young people leaving home, 

home workers, households forming as a result of marriage failure, and the elderly. 

Therefore a range of housing types and tenures will need to be provided to meet the 

diverse needs of future households. 

4.4.2 This approach is supported by paragraph 50 of the Framework that states, 

5 
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‘To deliver a wide choice of high quality homes, widen opportunities for home 

ownership and create sustainable, inclusive and mixed communities, local 

planning authorities should…identify the size, type, tenure and range of housing 

that is required in particular locations, reflecting local demand.’ 

4.4.3 Advice contained within the NPPG – Housing and economic development needs 

assessments (ref ID: 2a-021-20140306) goes on to state that, 

‘When considering future need for different types of housing, plan makers will 

need to consider whether they plan to attract a different age profile eg 

increasing the number of working age people.’ 

The Our Plan consultation document has already identified an increase in the older age 

population and an out migration of young and working age people. Therefore it is 

necessary for the Council to consider how they can encourage the retention of young 

people and families, and how they can support an increasing older age population. 

4.4.4 Housing in smaller settlements 

The Council should make provision for a significant proportion of growth to take place 

outside of the district’s main settlements, in order to maximise the potential to meet 

the required housing targets within the area. If such provision is not included the 

Council risks undermining the delivery of housing, which could cause a shortfall in the 

Council’s five year housing land supply. As the Council will already be aware, the 

speculative delivery of housing within South Hams is very low and continued under-

delivery will cause the Council to be in a weak position to resist developments which are 

contrary to local housing policies, on sites which it might otherwise look to resist. This 

is because local policies relating to the supply of housing cannot be considered up to 

date if the local planning authority is unable to demonstrate a five year supply of 

deliverable housing sites, as per paragraph 49 of the Framework which states, 

‘Relevant policies for the supply of housing should not be considered up-to-date if the 

local planning authority cannot demonstrate a five year supply of deliverable housing 

sites.’ Recent appeal decisions also emphasise the requirement of Council’s to provide a 

five year housing land supply, as in the case of appeal no. APP/U1105/A/13/2210594. 

4.4.5 To ensure the delivery of sufficient levels of housing outside of the main settlements 

the Cann Estate would like to encourage the local planning authority to identify 

strategic sites (of an appropriate scale) within, and adjacent to, a range of smaller 

settlements and to allocate these sites within a Site Allocations document. This is a 

tried and tested process for allocating sites which ensures a far greater certainty of 

outcomes. Furthermore this process also allows for meaningful involvement and 

engagement with local communities to take place through effective techniques such as 

workshops, exhibitions etc. 

5.0 Our Economy 

5.1 Supporting the rural economy 

5.1.1 The on-going decline in employment within agriculture has reduced rural employment 

opportunities, which has meant that people in small rural communities often have to 

journey long distances to reach their place of work. It also means that the life of rural 

communities is affected by a downward spiral in terms of economic activity and an 

increasing change from formerly vibrant rural communities to a dormitory settlement 

providing increasingly expensive housing for non indigenous house purchasers. 

6 
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5.1.2 The key aim underlying Greg Clark’s Ministerial Statement on 23rd march 2011 is to 

ensure that the planning system does everything possible to support economic growth 

and sustainable development in order to rebuild the nation’s economy. This message 

has also been supported within the TCPA’s recent publication entitled ‘A vision for rural 

England’ which states that it will be important to “encourage and support local rural 

economic opportunities (including new businesses and home-working as well as 

diversified land-based enterprises) in rapidly changing and growing rural economies”. 

5.1.3 Historically opportunities for rural businesses have not been adequately supported in 

South Hams. The consequence of this is that rural communities have been unable to 

fulfil their economic potential. The new Our Plan should be treated as an opportunity to 

enable rural businesses to deliver more for local economies. Barriers preventing South 

Hams from fulfilling its economic potential and concerns raised by rural businesses 

include a lack of appropriate premises, extremely limited scope for expanding or 

modernising existing premises, and inflexibility within the planning system with regards 

to economic growth. The Our Plan should seek to overcome these issues. 

5.1.4 The Our Plan consultation document recognises that some of the challenges that face 

the district include attracting a range of jobs and supporting and retaining existing jobs 

and local businesses. Paragraph 19 of the Framework demonstrates a commitment to 

ensuring that the planning system does everything it can to support sustainable 

economic growth. Planning should operate to encourage and not act as an impediment 

to sustainable growth. Accordingly, significant weight should be placed on the need to 

support economic growth though the planning system. Paragraph 20 of the Framework 

goes on to states local planning authorities should plan proactively to meet the 

development needs of business and support an economy, in order to achieve economic 

growth. 

5.1.5 Further detail is provided in paragraph 21 of the Framework, which sets out criteria that 

local planning authorities should consider when drawing up Local Plans. The criteria 

include: 

• set out a clear economic vision and strategy for their area which positively and 

proactively encourages sustainable economic growth; 

• set criteria, or identify strategic sites, for local and inward investment to match 

the strategy and to meet anticipated needs over the plan period; 

• support existing business sectors, taking account of whether they are expanding 

or contracting and, where possible, identify and plan for new or emerging 

sectors likely to locate in their area. Policies should be flexible enough to 

accommodate needs not anticipated in the plan and to allow a rapid response to 

changes in economic circumstances; 

• plan positively for the location, promotion and expansion of clusters or networks 

of knowledge driven, creative or high technology industries; 

• identify priority areas for economic regeneration, infrastructure provision and 

environmental enhancement; and 

• facilitate flexible working practices such as the integration of residential and 

commercial uses within the same unit. 

5.1.2 The Cann Estate encourages the inclusion of such supportive policies towards economic 

growth within the district, as demonstrated in the Framework. As a landowner of sites 

adjacent to Devonshire Meadows Industrial Estate and Belliver Way Industrial Estate in 

the parish of Bickleigh, the delivery of new businesses and the retention of existing 

business in such areas could then be promoted. 
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5.2 Potential for live-work units 

5.2.1 Fuelled by the impact of new technology (such as improved internet access in rural 

areas), a growing frustration with the stress and time wasting associated with the daily 

commute and a desire for a better work/life balance, self employed people in rural 

areas are increasingly choosing to opt for home-working. In fact this is now a well-

established trend with live-work units being delivered through both new build and 

conversion schemes. Both should be supported in local planning policies. 

5.2.2 This type of development is specifically supported within paragraph 21 of the 

Framework which states that local planning authorities should “facilitate flexible working 

practices such as the integration of residential and commercial space within the same 

unit”. The Council is therefore strongly urged to support this form of development 

within the Our Plan; an approach which is being taken up by many other local 

authorities in the south west and nationally. 

5.2.3 In May 2013 the Trade Union Congress (TUC) published an analysis of the number of 

people working from home in the UK. This analysis found that the number of people 

working from home has increased by 13% in the last five years. Just over four million 

employees usually worked at home in 2012, a rise of 470,000 since 2007. The Office of 

National Statistics (ONS) also reported an increase in the level of home working, based 

on 2011 census data, and attributes this increase to a greater prominence of home 

businesses in rural areas. Furthermore, the Annual Population Survey 2010/2011 

carried out by the ONS identified working from home as being more common in rural 

areas of England than in urban areas. 

5.2.4 Over recent years the principle of live-work units has become more acceptable as a 

means of promoting the sustainable working practices. Such schemes are inherently 

sustainable as they help to meet local demand for housing (socially sustainable) and 

they provide local employment opportunities (economically sustainable). They also 

serve to reduce the need to travel by car by removing the need for a daily commute. 

6.0 Our Communities 

6.1 Infrastructure 

6.1.1 New developments can, individually or cumulatively, result in increased pressure on 

existing infrastructure. The Cann Estate therefore acknowledges that there may be a 

need to secure financial contributions from applicants in certain circumstances in order 

to make such developments acceptable in planning policy terms. 

6.1.2 When considering the appropriate level of contributions to be derived from a particular 

development it is important that the local planning authority has a detailed, up to date, 

evidence base which outlines the infrastructure requirements for the area. The 

Hardicott Estate therefore encourages the Council to work in partnership with 

infrastructure providers and other delivery agencies to keep an up to date infrastructure 

delivery plan. This will provide developers with an indication of what is likely to be 

required and provides useful information on infrastructure constraints which might 

impact upon certain developments. This will provide landowners and developers with a 

greater sense of certainty. 

6.1.3 It is however, important that the local planning authority carefully considers the value 

to be gained from imposing such requirements upon developments. When considering 

the level of infrastructure provision to be required it is essential to weigh the desirability 

8 
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of funding infrastructure against the potential effects of that imposition upon the 

economic viability of new developments. These decisions should therefore be based on 

detailed evidence about the likely effects on financial viability. If an appropriate balance 

cannot be achieved there is a real risk that much of the development that Devon needs 

over the coming plan period will be unviable and consequently undeliverable. If this is 

the case then it is likely that the Our Plan will be found unsound when it goes through 

the examination process. 

6.1.4 The Cann Estate would also like to see some flexibility built in to the wording of the 

policy which allows for negotiations to take place regarding infrastructure requirements 

where appropriate. 

7.0 Our Resources 

7.1 Sustainable Construction 

7.1.1 The consultation document identifies the need for the district to respond positively to 

climate change and encourage sustainable construction methods. As a nation we need 

to reduce overall energy demand and consumption, therefore this should be the priority 

for energy polices within the Our Plan. Planning policy within South Hams should 

encourage energy efficiency in order to reduce the carbon footprint of the borough. 

7.1.2 The inclusion of such policies is supported by the Cann Estate, however there needs to 

be an acknowledgement of how such requirements will impact upon development 

viability. While the Estate does not contest that clear targets should be aspired to 

wherever possible, planning policy must recognise that in certain circumstances, 

achieving that target or standard may render some development schemes unviable. 

7.1.3 The Framework, in paragraph 173, places a great deal of emphasis on the need for local 

planning authorities to pay careful attention to viability and costs in plan making and 

decision taking in order to ensure that Local Plans are deliverable. To ensure viability, 

the costs of any requirements likely to be applied to development, such as 

requirements for affordable housing, standards, infrastructure contributions or other 

requirements should, when taking account of the normal cost of development and 

mitigation, provide competitive returns to a willing land owner and willing developer to 

enable the development to be deliverable. Paragraph 174 then goes on to explain that 

the cumulative impacts of these standards and policies should not put implementation 

of the plan at serious risk and should facilitate development throughout the economic 

cycle. It is important the local planning authority takes this guidance into account in 

preparing the Our Plan as consideration of overall viability is part of the evidence base 

which will be subjected to test, challenge and debate when it is eventually examined. 

Demonstrably failing to consider this issue will almost certainly result in the Our Plan 

being found to be unsound. 

7.1.4 Although developers vary in their approach to profit and risk, the key point is that a 

development which is not viable will not be delivered. This can mean that housing 

targets will not be met and delivery over the plan period will fall behind and fall short. 

In such cases, developers will await better market or financial conditions and put their 

resources into developing more profitable schemes elsewhere instead. 

7.1.5 Echoing the Framework, Viability in the NPPG (ref ID: 10-016-20140306) states where 

the deliverability of the development may be compromised by the scale of planning 

obligations and other costs, a viability assessment may be necessary. The Guidance 

recognises viability should be informed by the particular circumstances of the site and 

9 
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the proposed development in question. For a site to be viable the value generated by its 

development must exceed the costs of developing it, and it must provide a sufficient 

incentive for the land to come forward and the development to be undertaken. 

8.0 Potential site allocations 

8.1 The Cann Estate is the landowner of the following sites within the district. A brief 

assessment of each site is given, along with an assessment of the suitability for 

allocation within the Our Plan for either residential or economic development. These 

sites are all suitable to be allocated for future development, which is a requirement of 

the Council as already discussed in this response. Site location plans for all of these 

sites are contained within Appendix A. 

8.2 Land at West Trehills, Tamerton Foliot 

This site is located on the northern outskirt of Tamerton Foliot, and falls within the 

parish of Bickleigh. The site sits between Allern Lane and Roborough Lane, and is 

served by an existing access off Roborough Lane. It is directly opposite built form to the 

west with existing housing development on Cunningham Road and falls within a Flood 

Zone 1. The site is considered to be suitable for a small scale housing scheme, that 

would contribute towards the housing requirements of the district as well as 

maintaining support for local services and facilities within the local area. 

8.3 Land at Devonshire Meadows, Broadley Park Road 

The site is located to the west of Devonshire Meadows Industrial Estate, within the 

parish of Bickleigh. The site falls within a Flood Zone 1. The main part of the site is 

served by an existing access off Soper’s Hill, but also has a direct link to Broadley Park 

Road – the road that runs through the industrial estate. Accordingly it would be very 

easy to link the site as an extension to the existing business. In light of this, it is 

believed the site is suitable for allocation as an employment site, with a range of 

commercial uses being considered, thereby contributing towards building a strong and 

competitive economy in the district. 

8.4 Land north of Belliver Way Industrial Estate 

The site is located directly adjacent to the Belliver Way Industrial Estate, with 

Devonshire Meadows just to the north. The northern end of the site falls within flood 

zone 2 & 3, however the large remainder of the site (closest to the Belliver Way 

Industrial Estate) falls within flood zone 1. The site is served by two existing accesses 

off Tamerton Road. It is considered the development of this site as an extension to the 

industrial estate would be suitable, with a range of commercial uses being considered. 

This would contribute towards supporting and retaining existing jobs and local 

businesses as well as attracting a range of new jobs to the area. 

9.0 Further Consultation 

9.1 The Cann Estate requests the right to take part in the upcoming consultation events so 

that it can contribute towards the input into the draft Our Plan as a stakeholder. 

Although the schedule for consultation events is not yet know the Cann Estate would 

like to participate in sessions and events dealing with the following issues: 

Our Vision 

10 
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Our Homes 

Our Economy 

Our Communities 

Our Resources 

Potential site allocations 
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Appendix A 

Potential site allocation site location maps 
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Land at West Trehills, Tamerton Foliot 

Land at Devonshire Meadows, Broadley Park Road 
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Land north of Belliver Way Industrial Estate 
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Planning Team 

Steve Briggs 
Taunton office 
01823 445039 

steve.briggs@smithsgore.co.uk 

Ian Smith 

Peterborough office 
01733 559320 
ian.smith@smithsgore.co.uk 

Debbie Mackay 

Edinburgh office 
0131 561 7117 

debbie.mackay@smithsgore.co.uk 

Jo Robison 

Darlington office 
01325 462966 

jo.robison@smithsgore.co.uk 

Lee Scott 

Petworth office 
01798 345971 
lee.scott@smithsgore.co.uk 

Planning Services 

Planning applications and statutory processes 

• Advice on strategy and approach 

• Site appraisals and development briefs 

• Pre-application and stakeholder negotiations 
• Community consultation 

• Preparation, co-ordination and submission of 

planning applications 

• Planning appeals – written representations, 

informal hearings and public inquiries 
• Planning agreements 

• Lawful development certificates 

• Enforcement matters 

Rural planning projects 

• Alternative use assessments 

• Residential development and affordable housing 

projects 
• Employment development 

• Agricultural and equestrian projects 

• Farm diversification 

• Barn conversions 

• Agricultural occupancy conditions 
• Tourism and leisure development 

• Conservation and historic buildings advice 

• Renewable energy and energy conservation 

• Rights of way 

mailto:lee.scott@smithsgore.co.uk
mailto:jo.robison@smithsgore.co.uk
mailto:debbie.mackay@smithsgore.co.uk
mailto:ian.smith@smithsgore.co.uk
mailto:steve.briggs@smithsgore.co.uk


 
 

   
 

 
 

  
 
            
        
 
         
 
         
         
       
         
         
         
         
 

        
 

   

 
 

 

 
 
 

From: 
Subject:
Attachments: 

Strategic Planning 
Comment on SHDC 'Our Plan' 
SHDC Scope for the 'Our plan' .rtf 

Dear Sirs 

In line with the public consultation I wish to submit the following comments concerning the scope of the plan being suggested. 

- see attached file  

I would also like the following questions addressed;

 I would like to know if members of the public can attend any of the meetings on the 'engagement event schedule'? 
 If not, why not? 

 At what level does public opinion convert into a change of inclusion into the plan? 

Who decides what is in the plan or not? 

 How does that process take place? 

 If this is by committee, who decides who is on that committee?

 Are the interests declared by those people and are they available for the public to see? 

On a separate note; 

Natural England have identified that 3 of the SSI's within the South Hams have been effected in a negative way, what action are 
SHDC taking to mitigate this? 

I would appreciate confirmation that my submission has been received and acknowledged. 
Yours sincerely 

Mrs G A Davidson 
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Comments regarding the Scope of 'Our Plan' as submitted by SHDC. 

Wildlife - none mentioned or included under headings. 

Biodiversity in Devon and in The South Hams forms a vital part of the 
character and amenity of the area, and as such needs to be recognised 
within the scope of the plan, not just in a precautionary way, but with a 
pro-active and enhancement strategy, with recognised status. 

Food Security - none mentioned and becoming increasingly important. 

Intrinsically linked with carbon reduction (policies developed to reduce 
the necessity for importation and encourage local consumption of food 
resources). Food security is recognised as vital nationally and will be 
come an ever more important issue with population increases and 
additional pressures on the limited resource of land. Since Farming 
forms a key platform to the character and economy of the area, it needs 
inclusion. The majority of the South Hams is rural and to marginalise the 
food production of the region is a missed opportunity for employment as 
well as in keeping with the sustainability of rural communities. 

Need acknowledgement of the importance of the Rural nature of the 
area. 

Energy consumption - Need to include the positive strategy of the 
Management and Encouragement of energy saving initiatives, either 
through education, co-operatives, programmes linked to government 
initiatives and funds available now and in the future. 

Accountability and process - Clear and accountable process for 
balanced enforcement of planning conditions or breaches, none in place 
currently nor any mentioned. Vital for the public to feel confident that the 
council representing their interests is able to ensure abuse of the system 
of planning is brought under control. Open and transparent process that 
is properly resourced. 

Right to be heard - be able to address the development committee with 
or without the support from a ward councillor, residents must have the 
right to be able to request that an application go before a committee. It 
would need to be from those most affected, and require a certain 



          
           

 
     

    
 
 
 

percentage of objections to be filed to invoke the right. This would bring 
the council in line with the spirit of localism and democracy. 

Public Consultation - Definition refined for public consultation process 
to ensure people have a real say in their own environment. 

















  

        
      

 

 

 
 
 
 
 
 
 
 

  
 

 
 

 
 

 
 
 
 
 

 
 

  
 
 

  
 

    
 
 

 
  

 
    

 
         

       
 

 
   

        
      

    
          

        
       

      
       

    
 

         
      

     
      

           
        

          
 

 
         

     
       

 

Mr. Phil Baker Our ref: 
South Hams District Council DC/2014/115020/OR-01/IS1-L01 (& 
Planning Policy DC/2014/115021/OR-01/IS1-L01) 
Follaton House Plymouth Road 
Totnes 
Devon Date: 20 June 2014 
TQ9 5NE 

Dear Mr. Baker 

SOUTH HAMS AND WEST DEVON – OUR PLAN CONSULTATION 

Thank you for your email 09 May 2014 providing us with the opportunity to comment of 
the topics and challenges identified in consultation documents for both South Hams and 
West Devon. 

The water environment (quality, resource and ecology) 
We have met recently to discuss issues about growth and water quality and are 
therefore disappointed that the water environment is not considered in higher regard. 
The document does not specifically mention water (resources or quality). Whilst we 
acknowledge that the issues and aspirations on pages 6 and 7 can be read as 
comprehensive, assumptions need to be made. For example, water quality could come 
under ‘Our Nature’ or ‘Our Resources’. Likewise, water quality and quantity aspects 
could be addressed by ‘protecting natural landscapes’ under ‘Place’ (page 13).  
However, it is our view that both Local Plans should recognise the importance of the 
water environment and address this in a specific section within the plan 

It is important that water is viewed as the essential resource that it is and that its value 
is recognised in Local Plans. The economic benefit local communities can receive from 
their water environment (e.g. drinking water, bathing waters, shellfisheries, angling, 
recreation, tourism, industry, etc.) needs to be recognised and Local Plans should 
highlight and build upon the importance of the water environment to the local economy. 
This relates not just to water quality but to quantity too. Local Plans therefore need to 
reflect the importance of the water environment and the impact (both negative and 
positive) that development can have. 

We consider it would be beneficial to present a connective thread through the plans to 
demonstrate that many aspirations/issues are interdependent and that these 
interconnectivities should be considered to ensure better quality and inclusive planning 
decisions. 

Environment Agency 
Sir John Moore House Victoria Square, Bodmin, Cornwall, PL31 1EB. 
Customer services line: 03708 506 506 
www.gov.uk/environment-agency 

Cont/d.. 

www.gov.uk/environment-agency


  

 
 

  
         
      

     
          

           
        
      

        
 

 
     

       
    

            
  

 
   

         
  

      
        

          
          

          
    

 
       
        

        
       

          
 

 
        

  
 
 

  
 
 
 
 

 
 

  

The environment as a whole flows through the natural and the built and could be drawn 
as a cross cutting aspiration. Good environmental management can support economic 
growth. Building environmental factors into development strategies helps to support 
climate change adaptation, whether that is encouraging tree planting to shade rivers 
from warming or incorporation of renewable energies. Creation of open space and 
Green Infrastructure can help to create and connect habitats, improve water quality and 
reduce flood risk as well as supporting wellbeing and protecting heritage. Promoting the 
connection of urban areas to their rural surroundings can provide catchment solutions to 
flood risk. 

Developing strategies that clearly incorporate these environmental opportunities in 
these sorts of ways enable Local Authorities to demonstrate their commitment to 
delivering responsibilities under broader legislation such as Water Framework Directive 
(WFD). We welcome this opportunity to work with you to develop the environmental 
benefits within your Local Plans. 

Flood risk and surface water drainage 
We are pleased to see flood risk specifically mentioned under ‘Our Resources’. Whilst 
flood risk will remain an issue for existing development and Brownfield redevelopment in 
flood risk areas we consider that there is sufficient land available within both districts for 
all Greenfield development to be located outside of flood risk areas. Redevelopment of 
Brownfield land in flood risk areas should look to provide flood risk betterment by being 
designed to be safe and not increasing risk elsewhere as well by as seeking to reduce 
flood risks to the wider community (e.g. contribution to flood defence improvements and 
making space for water). 

All development should also use sustainable drainage systems to manage surface flows 
so that Greenfield run-off rates are maintained. Within Critical Drainage Areas there are 
more stringent requirements (typically limiting flows to the present day 1 in 10 year 
event). Sustainable drainage should use natural processes wherever possible rather 
than underground infrastructure so that the multiple benefits of increased amenity and 
biodiversity are delivered. 

As highlighted above, your councils have obligations under the WFD and should look to 
restore watercourses, including opening culverts, to more natural state. 

Yours sincerely 

MARCUS SALMON 
Sustainable Places Planning Specialist 

End 2 



 
 
 

 
 

 
 

 

  

Subject:  Submitted via Web Site 

Form namespace is www.southhams.gov.uk/FORM_V2EMAILCONTACT 

The following information was received from the form southhams.gov.uk-article-3399 

comments Regarding 'Our Plan SH' - Please note I would like to be kept up to date 
with the Local Plan as it develops. I appreciate the deadline was 20 June, but my 
main comment to the Forward Planning team is; - Adopt CIL and identify a new 
Totnes 'bypass' route and bridge to solve congestion (funded by CIL). Regards, Alex. 
oref 
name Alex Lessware 
email 
formorigin https://www.southhams.gov.uk/article/3399/community-team 
submittime 25/06/2014 10:37 
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https://www.southhams.gov.uk/article/3399/community-team
www.southhams.gov.uk/FORM_V2EMAILCONTACT










 

 
  

   
         
 
 

 

 
  

 
 

 
  

 
                   

 
 
 
 

  

 
 
 
 

     
 

    
    
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 

      
 

   

 
 

 
 

 

  

 

     

 

      

 

 

 

  
 

   

 

  

     

    
All comments should be received no later than 
5.00pm on Friday 20th June 2014.  

Name 

Job Title 
(where relevant) 

Organisation 
(where relevant) 

Address and Telephone number 
Postcode 

Email address 

Yes No 

If you have answered “No”, please tell us what other topics you think we should consider. 

Yes No 

If you have answered “No”, please tell us what other challenges for People you think we should 

Shaping the future to 2031 
Response form 

X 

Generally the regulation 18 Consultation document covers the appropriate topics, but more emphasis should be 

given to individual wellbeing, through sport and recreation throughout the district. 

Your details 

Do you think that we have identified the right topics for Our Plan? (pages 6/7) 

Do you think that we have identified the right challenges for People? (page 12) 

Peter Swallow on behalf of KEVICC Community College 

Director 

Hopwood Swallow LLP 

Please’s Passage 
High Street 
Totnes, Devon, TQ9 5QN 01803 867855 

design@hopwoodswallowllp.co.uk 

For office use only 

Reference number …………………...................... 

Date acknowledged ............................................... 



 

 
 
                   
        

  
 

 
 
 
 
 
  
 

 

 

 

 
 

      
   

 
 
 
 
 
 
 
 
 
 
 
 
 

          
 

    
                     

 
 

 
 
 
 
 

 

    

 

 

     

  

     
 

  
  

 

  
 

   
 

  

 
     

    
     

 

consider.

Yes No 
If you have answered “No”, please tell us what other challenges for People you think we should 
consider. 

Yes No 
If you have answered “No”, please tell us what else you think Our Plan should cover. 

Keeping in touch: If you wish to be kept informed of progress with Our Plan in South Hams, please tick 
here 

Signature Date 

(A typed name is acceptable for electronic submission) 

X 

Is there anything else you think Our Plan should contain? 

Do you think that we have identified the right challenges for Place? (page 13) 

Peter Swallow 11.07.2014 

Please return this form by 5pm on Friday 20th June 2014 to: 

Email: strategic.planning@southhams.gov.uk 
Post: Strategic Planning Team, Follaton House, Plymouth Road, Totnes, TQ9 5NE 

For any enquiries please call 01803 861234 

To keep up to date with Our Plan progress, follow us on Twitter @OurPlanSH, find us on 
Facebook (www.facebook.com/ourplanSH) our visit our website 

www.southhams.gov.uk/ourplan 

Data Protection 
Please note that comments cannot be treated as confidential and may be made available for public inspection at the 
Council offices and available to view on the Council’s website (www.southhams.gov.uk). Your personal information will 
be held by South Hams District Council for the above purpose, in accordance with the Data Protection Act 1998 and 
will be held securely at all times. 

mailto:strategic.planning@southhams.gov.uk
http://www.southhams.gov.uk/ourplan
http://www.southhams.gov.uk/


 

 
  

   
         
 
 

 

 
  

 
 

 
  

 
                   

 
 
 
 

  

 
 
 
 

     
 

    
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 

      
 

   

 
 

 
 

 

 

   

 

     

 

      

  

 

 

  
 

   

 

  

     

    
All comments should be received no later than 
5.00pm on Friday 20th June 2014.  

Name 

Job Title 
(where relevant) 

Organisation 
(where relevant) 

Address and Telephone number 
Postcode 

Email address 

Yes No 

If you have answered “No”, please tell us what other topics you think we should consider. 

Yes No 

If you have answered “No”, please tell us what other challenges for People you think we should 

Shaping the future to 2031 
Response form 

X 

Generally the regulation 18 Consultation document covers the appropriate topics, but more emphasis should be 

placed on employment provision and supporting the economy throughout the district. 

Your details 

Do you think that we have identified the right topics for Our Plan? (pages 6/7) 

Do you think that we have identified the right challenges for People? (page 12) 

Peter Swallow on behalf of Devon & Cornwall Farmers Ltd 

Director 

Hopwood Swallow LLP 

Please’s Passage 
High Street 
Totnes, Devon, TQ9 5QN 01803 867855 

design@hopwoodswallowllp.co.uk 

For office use only 

Reference number …………………...................... 

Date acknowledged ............................................... 



 

 
 
                   
        

   
 

 
 
 
 
 
  
 

 

 

 

 
 

      
    

 
 
 
 
 
 
 
 
 
 
 
 
 

          
 

    
                     

 
 

 
 
 
 
 

   

 

 

     

 
  

     
 

  
  

 

  
 

  
 

  

 
    

    
     

 

consider.

Yes No 
If you have answered “No”, please tell us what other challenges for People you think we should 
consider. 

Yes No 
If you have answered “No”, please tell us what else you think Our Plan should cover. 

Keeping in touch: If you wish to be kept informed of progress with Our Plan in South Hams, please tick 
here 

Signature Date 

(A typed name is acceptable for electronic submission) 

Is there anything else you think Our Plan should contain? 

Do you think that we have identified the right challenges for Place? (page 13) 

X 
Peter Swallow 11.07.2014 

Please return this form by 5pm on Friday 20th June 2014 to: 

Email: strategic.planning@southhams.gov.uk 
Post: Strategic Planning Team, Follaton House, Plymouth Road, Totnes, TQ9 5NE 

For any enquiries please call 01803 861234 

To keep up to date with Our Plan progress, follow us on Twitter @OurPlanSH, find us on 
Facebook (www.facebook.com/ourplanSH) our visit our website 

www.southhams.gov.uk/ourplan 

Data Protection 
Please note that comments cannot be treated as confidential and may be made available for public inspection at the 
Council offices and available to view on the Council’s website (www.southhams.gov.uk). Your personal information will 
be held by South Hams District Council for the above purpose, in accordance with the Data Protection Act 1998 and 
will be held securely at all times. 

mailto:strategic.planning@southhams.gov.uk
http://www.southhams.gov.uk/ourplan
http://www.southhams.gov.uk/
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