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Summary of responses to the draft Development Guidelines Supplementary Planning 
Document 

 

The draft Development Guidelines SPD was the subject of public consultation during November and December 2009. During the consultation period 

consultation events were held at the Roland Levinski Building at the University of Plymouth and at Drakes Circus Shopping Centre. A presentation about the 

document was also given at a meeting of the Local Agents Forum. There was generally a good measure of support for the SPD. Thirteen external individuals 

and organisations commented on the draft document. 

Comments were made in relation to the guidance on:  

• Houses in Multiple Occupation (HMOs) and student accommodation;  

• Residential standards for privacy, outlook and amenity;  

• Signs and advertisements;  

• Car parking standards;  

• Coastal development.  

In addition, the experience of planning case officers and other Council officers in using the draft SPD to consider planning applications, and the outcomes of 

recent appeal decisions, have been used to help improve the document. 

The main amendments that have been made to the document are as follows: 

1. Changes to the presentation of the document:  

• More cross-references and sources of further information have been included to make the document more user-friendly and easier to navigate. There is 

also a clearer distinction between planning considerations and other relevant considerations. Some of the diagrams have been amended to ensure that 

they more clearly show the principles intended. A few diagrams have been deleted where it is felt that they are not helpful.  

2. Changes to Chapter 2 (Residential considerations): 
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• The guidance on HMOs and residential amenity has been tightened to provide greater protection for residential amenity. The guidance has also been 

updated in light of changes to the Use Class Order for HMOs. Further guidance has been given on standards of accommodation required in HMOs and 

purpose-built student accommodation.  

• Guidelines have been clarified to incorporate more flexibility, for example, in relation to the application of residential standards (privacy, outlook and 

outdoor amenity space). 

3. Changes to Chapter 3 (Food and drink uses) 

• The guidance has been clarified to make a clearer distinction between planning and other considerations. 

4. Changes to Chapter 5 (Signs and advertisements) 

• Clarifications have been made to the guidance on points of detail. 

5. Changes to Chapter 8 (Parking standards and travel plans) 

• Further clarification has been given to justify the maximum residential car-parking standards. Further information is given on travel plans. 

6. Changes to Chapter 9 (Coastal development) 

• Further considerations (environmental, economic, recreation and navigation) are given. Information is also given on environmental designations. 

 

Consultee Issues Response 

Mr Dave 

Parsons Devon 

County Council 

Supportive of the document Noted 

Mrs Marilyn 

Small Saltash 

Town council 

No objections to the document Noted 

Mr Peter Residential chapter The SPD has been amended to support CS15 of the 
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Consultee Issues Response 

Towey 

Plymouth Civic 

Society 

HMOs and student accommodation: Would like to see minimum size standards included 

for student bedrooms. We would recommend at least 12 square metres for a single 

study-bedroom. Also the kitchens ought to be big enough to cook the food but also for a 

table at which the students can sit and eat. There should also be adequate washing and 

laundry facilities.  Habitable rooms in residential conversions should have adequate 

natural lighting.  

Purpose-built student accommodation is better from every point of view. The current 

higgledy-piggledy, or perhaps non-existent, planning policy is causing a lot of problems in 

the Mutley/Greenbank area.  

There should be clearer cross references to the policies imposed in the Core Strategy so 

that prospective developers know what the Council will require of them.  

Core Strategy which requires all new dwellings to 

provide satisfactory levels of amenity for occupiers. 

The SPD includes a requirement for HMOs to provide 

a decent standard of accommodation for occupiers. 

Reference is made to the Housing Act 2004 and the 

Housing Health and Safety Rating System (HHSRS) 

which lays out standards for all accommodation. It 

also references the Council’s standards for HMO 

licensed properties. In section 2.4, reference is made 

to codes of practice for purpose-built student 

accommodation. 

Recently announced changes to the Use Classes 

Order which creates a new Use Class for HMOs will 

provide local planning authorities with greater control 

over HMOs. The SPD supports Policy CS15 of the 

Core Strategy in relation to both HMOs and purpose-

built student housing. Paragraph 2.4.46 states that 

the Council supports purpose-built student 

accommodation while paragraph 2.3.12 states that 

HMO applications in areas where there is already a 

high concentration of HMOs will be resisted. 

The Development Guidelines SPD includes cross-

references to Core Strategy policies. In relation to 

HMOs, the relevant policies are CS15 and CS34. 
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Consultee Issues Response 

Mr Phil Whitby 

Marine and 

Fisheries 

Agency 

 

Coastal development 

Consents for development within the coastal zone - Clarification required to licensing 

arrangements for dredging.  

Waterfront development and coastal defense schemes - It is very important that planners 

are aware of all marine consents required. Also important is communicating the need for 

other consents to developers, who can range from professional developers e.g. building 

marinas to individual householders with coastal frontage. It would be good to see similar 

guidelines adopted by all planning authorities. 

Clarification about the role of the Marine Fisheries Agency.  

 

Table 9.5 has been amended to clarify consents 

needed for dredging. 

Noted. The chapter has now been edited to 

emphasise the importance of seeking guidance on 

planning and other permissions and licenses.  

The chapter has updated contact details for the MFA 

which will become part of the new Marine 

Management Organisation. Table 9.5 clarifies when 

other consents are required. 

Mr John 

Hepburn 

Maritime 

Plymouth 

 

Coastal development 

Would like a weblink to each relevant Core Strategy policy so that more detail can be 

easily accessed if required. 

Introduction - Either the key features of marine habitats need to be stated, or there should 

be a link to such a statement made elsewhere. 

Further information - A checklist would be helpful. 

 

 

Dredging - Surely there are other constraints on dredging? 

 

Waterfront development and coastal defense schemes - Would like to see reference to 

need to protect waterfront for marine recreation and employment. Once a port facility or 

Noted. A link can be inserted in the web version of the 

adopted document. 

 

Noted. A link is now included to the TECF website for 

further information on habitats and species. 

Table 9.5 sets out other consents that may be 

required for coastal development and Section 9.7 

provides a list of other agencies that may need to be 

consulted. 

Further information is now provided on dredging in 

paragraphs 9.5.7 to 9.5.10. 

The role of the SPD is to support the Core Strategy 

policies, as set out in section 9.2. However, additional 
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Consultee Issues Response 

boatyard has been lost it is unlikely to be recovered. Non maritime developments should 

ensure that access to and from the water is maintained or improved. 

 

considerations relating to other economic uses, 

navigation and recreation have been added. 

 

Mr Michael 

Street  

Weir Quay 

Watersports 

Hub Club 

Comment 

Coastal development 

Would like a qualification to be added to the statements ‘no development is permitted 

which would have a detrimental impact on the protected area’….(9.1) and ‘none of these 

can be granted if the proposed development causes damage to the protected 

area’…(.9.2). The qualification should read ‘unless it can be demonstrated that the 

proposed development meets an over-riding public need and provided that any damage 

to the protected sites resulting from the development can be mitigated by sensitive 

design, and compensatory habitat(s) can be created such that there is no nett loss of 

habitat within the protected area’. 

Changes made as suggested (see paragraph 9.3.4). 

   

Captain Tim 

Charlesworth 

Cattewater 

Harbour 

Commission  

Coastal development 

Navigational Issues  

Welcomes the due regard paid to those with an interest in using the sea for defense, 

commercial & recreational purposes. The strategic importance of the port for both 

defense & energy needs should be recognised, as should its potential to provide benefit 

for the community from future offshore energy initiatives. 

Noted. The strategic importance of the port for 

commercial, defense and energy needs is recognised 

in the introduction to chapter 9 and the ‘economic 

considerations’ section. 

   

Mr Paul 

Gregory 

 Coastal development 

Would like to know more about the key features of the marine habitats that need to be 

Chapter 9 now includes a list of environmental 

designations in the coastal zone and provides a link to 
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Consultee Issues Response 

protected from the impacts of any development? How do you intend to 'police' activities 

within the sub-littoral?  

the TECF website. It is not the role of the 

Supplementary Planning Document to set out 

measures relating to enforcement. 

Jess 

Thomasson 

Biodiversity 

Officer 

Environment 

Agency 

Coastal development 

The document should clarify that development that is having a detrimental impact on the 

protected area can happen if the Sec of State deems there is an overriding public 

interest, either social or economic.  Likewise, the planning authority doesn't have to take 

account of Environment Agency comments. 

Would like the chapter to be simpler and more user friendly.  

Changes have been made to clarify this position (see 

paragraph 9.3.4). 

 

Changes to Chapter 9 have been made to make it 

more user friendly: for example,  Tables 9.1, 9.2 and 

9.3 have been added.  

   

Mr Graham 

Clark 

Sunnybanks 

Estates Ltd 

 

Supports the fact that all of the guidance in the old City Council SPGs has been brought 

into one document. Finds the diagrams particularly helpful.  

Residential chapter 

Is concerned that the standards set out in relation to privacy and outlook, garden size and 

parking are too stringent and will hamper the design and layout of new housing 

development. Would like to see more flexibility built into the SPD and the importance of 

achieving good urban design solutions at the expense of a rigid interpretation of guidance 

needs to be stressed.  

 

 

 

 

Noted. 

 

The Supplementary Planning Document does not 

create policy but seeks to support existing policy. The 

guidelines on standards refer to Policy CS34, 

particularly pt. 6 of that policy. They are guidelines 

rather than set standards. 

Paragraph 2.1.6 of the SPD states that the guidelines 

are not intended to be overly prescriptive but to set a 

benchmark against which to assess planning 

applications. Additional flexibility has been built into 

the SPD guidance on these considerations to allow 

for innovative, higher density schemes where they 
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Consultee Issues Response 

 

 

 

 

 

 

 

 

The reference to CS19 (biodiversity) needs correcting.  

meet the principles of the guidance. 

The standards have been developed with reference to 

previous Council guidance and to guidance used by 

other local authorities.  For example, Leicester City 

Council’s ‘Residential Amenity’ Supplementary 

Planning Document suggests private amenity 

standards of between 50 and 100 m
2
 depending on 

the size of the house.  

The garden standards are compatible with the 

recommended distance standards between adjoining 

properties. 

Reference to CS19 has been corrected. 

    

Stupple Harris 

 

Flat conversions  

Clear and precise guidance 

Noted 

   

Mr Chris 

Thomas 

British Sign and 

Graphics 

Association 

 

Historic buildings: lighting: Objects to paragraph 5.21 in the draft SPD in which the 

Council seeks to restrict shopfront illumination only to premises with night time uses as it 

is not permissible under the regulations. Consideration may only be given to amenity and 

public safety. The use, or hours of use, of the premises is not a relevant consideration, 

unless it relates to amenity or public safety. 

 

Shopfronts in historic buildings are not normally 

illuminated as this detracts from the historic setting. 

The impact of an advertisement on a historic building 

is an amenity consideration as set out in paragraph 4 

of PPG19: 

‘In assessing an advertisement's impact on "amenity", 
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Consultee Issues Response 

 

 

 

 

 

 

 

 

 

 

Special considerations for shop front signs: Notes that paragraph 5.13 of the draft SPD 

implies that the Council can control the content of the sign. This is not permissible and 

the paragraph should be deleted.  

Objects to paragraph 5.15 of the draft SPD relating to projecting signs. Many types of 

traditional hanging sign are commonly and historically set at higher level than the 

guidance requires. The advice should acknowledge that such signs are permissible (and 

often welcome). 

Signs and Adverts: the document should acknowledge that the 2007 Regulations have 

been amended.  

Asks for amendments to text in relation to points of fact relating to the 2007 Regulations, 

the regulations in regard to adverts within shop windows and relating to which types of 

adverts need Council’s consent.  

LPAs should have regard to its effect on the 

appearance of the building or on visual amenity in the 

immediate neighbourhood where it is to be displayed. 

They will therefore consider what impact the 

advertisement, including its cumulative effect, will 

have on its surroundings.’ 

However, the Council recognises that buildings with 

night-time uses need to be illuminated. Wording of 

guidance has been changed to state ‘External lighting 

detracts from the historic character and setting of a 

building and therefore is discouraged on grounds of 

visual amenity. However, the Council accepts that 

external lighting is required for shop fronts with night 

time uses’. 

Agree to delete paragraph 5.13 

 

Wording of paragraph 5.15 (now paragraph 5.2.11) 

modified in accordance with comment. 

 

Text amended as suggested  . 

 

Text amended as suggested. 
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Consultee Issues Response 

Ms Rose 

Freeman 

The Theatres 

Trust 

 

Outdoor signs and adverts 

Would like to see specific guidelines in the document for design of signage connected to 

theatres in the city that recognises the unique role of these buildings. 

It is not feasible for the Supplementary Planning 

Document to provide guidelines in relation to signs on 

every type of building. In the case of theatres, the 

general guidance set out in section 5.2 would apply. 
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Consultee Issues Response 

Highways 

Agency 

Outdoor signs and adverts: The Agency welcomes the inclusion of public safety as a 

planning consideration that the Council will take into account in making a decision on an 

application for an advert or sign. 

Would like to see wording included which recommends that applicants seek early 

engagement with the Agency to discuss proposals where there may be implications for 

the safe and efficient operation of the SRN. 

Parking standards 

Wish to see that standards are proposed in line with current national guidance in PPG13 

Transport. 

The Agency supports flexible parking provision that reflects the accessibility of the 

location and is in line with PPG13 guidance. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Noted. 

 

Reference to Appendix B of the Circular added in 

paragraph 5.2.5 for information. This refers to 

consultation requirements as set out in Circular 

03/2007. 

Reference added to PPG13 in the introduction to the 

chapter. 

The guidance set out in section 8.2 is in line with 

guidance in PPS3 paragraph 51, (2006) which states 

that: “Local Planning Authorities should, with 

stakeholders and communities, develop residential 

parking policies for their area, taking account of 

expected levels of car ownership.” (NB - PPS3 also 

cancelled paragraphs 12 to 17 of PPG13: Transport). 

Other research supports a more relaxed approach to 

car parking – e.g. the DCLG report (2006) Delivering 

Planning Policy for Housing: PPG3 Implementation 

Study. CABE research, cited in Manual for Streets, 

also promotes this approach. 

The PPG3 Implementation Study, 'Delivering Planning 

Policy for Housing', identified that PPG3's approach to 

car parking was targeting car ownership, when it 

ought to target car usage, if sustainable transport and 

accessibility were the objectives. 

PPS3 is much less prescriptive than its predecessor, 

and in particular it does not indicate that development 

which has an average of more than 1.5 spaces per 

dwelling is unlikely to reflect sustainability principles.  
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