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PLYMOUTH LOCAL DEVELOPMENT FRAMEWORK – CORE STRATEGY 
EXAMINATION 
 
STATEMENT ON BEHALF OF TAYLOR WOODROW DEVELOPMENTS LIMITED 
(ID 1947) 
 
Issue: Whether the assumptions on housing growth and locations are sound 
and sufficiently justified. 
 
Test of Soundness:  7  
 
1. The Core Strategy’s proposed 17,250 dwelling provision 2006-2021 (CS15) is 

based on the annual net dwelling requirement for the City proposed in Table 

4.1 of the submitted South West Regional Spatial Strategy (SWRSS, CD2).  

SWRSS provision for 10,000 dwellings 2006-2016 exceeds the adopted 

Devon Structure Plan (DSP, CD3) requirement which identifies the same 

quantum over the period 2001-2016 (and within which 1,780 houses have 

been completed in the period 2001-2005).  The soundness of the Core 

Strategy in relation to strategic planning guidance has been discussed at a 

separate Examination hearing.   

 

2. Core Strategy Tables 6 and 7 identify the components of housing land supply 

to meet provision 2006-2021.  This statement considers the soundness of this 

provision in terms of meeting the proposed dwelling requirement and of the 

housing trajectory in supporting and illustrating the housing allocation strategy 

proposed, in particular, whether there is evidence to support the step-change 

in provision post 2006 and 2016.   

 

Dwellings under construction and permitted at April 2006 
 

3. These figures in Table 6 are taken on trust since the 2006 AMR (committee 

report) was not available at the time of writing this statement. 
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4. The Core Strategy provides no assumptions on projected completion profiles 

for these commitments as input to the trajectory, for example, as percentages 

of completions in year 1 and succeeding years.  The 2005 AMR (SD4 

Appendix 9) contains profiles for the April 2005 position, but does not justify 

them.  It is assumed the 2006 AMR will update these. 

 

 Windfall Allowance   
 

5. The Core Strategy (paragraph 2.12) provides no direct evidence for its 

assumption of 2,000 dwelling provision on windfall sites nor whether it 

expects the completion levels to be maintained over the plan period.  This 

provision averages 133 dwellings per annum (dpa) which, the 2005 AMR 

shows, is lower than average windfall completions 2001-2005 (239 dpa, SD4 

paragraph 3.2.8) and assumed for having trajectory purposes (155 dpa, SD4 

Appendix 9).   

 

6. A windfall component to projected housing provision is no longer sanctioned 

for the first 10 years of supply following publication of PPS3 (paragraph      

59) in November 2006 on order that undue reliance is not placed on this 

source at the expense of allocation of available development sites.  The effect 

of this is restrict a windfall allowance to some 650 (670) dwellings 2016-2021 

and raises the question of whether the Core Strategy can reasonably and 

practicably take this into account at this stage.  To do so would require an 

increase in the level of allocation for new dwellings by some 1,300 (1,330) 

2006-2016.  We have already noted that the Core Strategy over provides for 

housing to 2016 in respect of the adopted strategic requirement by at least 

this number of dwellings but the feasibility of identifying further new housing 

sites needs to be tested. 
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 New dwelling provision 
 
7. Core Strategy Table 7 identifies a spatial distribution for the new housing 

provision to meet the identified residual requirement in terms of 4 priority 

areas (defined at paragraph 5.1 in terms of programmed area DPDs).  The 

level of provision assigned to each area is not justified in the Core Strategy, 

other than the statement (paragraphs 10.13 – 10.14) that site allocation has  

 

had regard not only to the housing potential defined in the City UCS but also 

other sites that have come forward through the LDF process, the need for 

choice and mix of housing and regeneration objectives. 

 

8. Housing provision in the 4 priority areas will be elaborated and tested through 

the various APPs and (area 4) the site allocations DPD.  Information from the 

published AAPs1 is collated at Appendix A to this statement and indicates in 

principle proposals to allocate land for some 7,900 – 8,960 dwellings 2006-

2021, largely on complex brownfield sites.  Not only is this a substantial 

proportion of the Core Strategy new dwelling requirement identified in Table 6 

(11,400) but it also indicates the Table 7 distribution to the Eastern Corridor 

and Waterfront areas is sound.    In fact the Waterfront provision in Table 7 is 

conservative and suggests it is not essential to reallocate land from 

employment to housing in other areas to meet the overall housing 

requirement.   

 

9. The submitted AAPs differentiate between the housing development in the 

2006-2016 and 2016-2021 time periods and also specify the years during 

which completions on individual sites are anticipated.  No information is 

provided as to whether the Council incorporated such details (including work  

 
                                                 
1 The North Plymstock AAP (Eastern Corridor) was submitted at the same time as the Core Strategy followed more 

recently (October 2006) by those for Devonport and Millbay and Stonehouse (both Waterfront).  Of the remaining 6 

AAPs, preferred options have been published (November 2006) for Sutton Harbour and Central Park (both 

Waterfront).  The preferred options stages of the remaining AAPs and the issues/options stage of the Site Allocations 

DPD are programmed for late 2006/early 2007 but this timetable is subject to review in the 2006 AMR. 
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to date on the preferred option stages of the remaining AAPs) into the 

housing trajectory presented at paragraph 10.16.  

 

10. As submitted, therefore, it is not possible to judge the reasonableness of the 

Core Strategy’s housing trajectory and in particular the step changes in 

provision assumed post 2006 and post 2016, because there is no explanation 

how it has been derived.  It only satisfies in part the minimum information on 

completion rates (to be expressed as net rates) required by PPS12 (Annex B) 

to test the soundness of housing trajectories: 

 

i. Dwelling completion rates (for the past 5 years)  

The trajectory shows actual completions when guidance specifies net 

figures.  This masks the scale of change in housing delivery required 

2006 on. 

The table below shows the mismatch between the number of 

completions to 2005 estimated from the graph and those recorded in 

the 2005 AMR. 

AMR  Trajectory  

  2001/2   436  c.430 

  2002/3   359  c.450 

  2003/4   341  c.975  

  2004/5   644  c.710 

   

ii. Projected net completion rates  

These are illustrated for 2006-2021.  However no evidence is 

presented, including in a table as required, to show how they are 

“based on firm evidence of the various components of housing supply 

that make up the total allocation”, including allocated sites and other 

sources.  In contrast the housing trajectory in the 2005 AMR (SD4), for 

the existing plan, tabulates the rate and sequencing of individual 

components (Appendix 9) on which the graphical presentation at 

Figure 3.9 is based. 
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iii. The strategic allocation, expressed as an average annual target, 

which is expected to be delivered over time 

This is correctly presented for the strategic requirement adopted by 

the Core Strategy. 

 

11. We have attempted to develop a housing trajectory based on profile 

information available from various sources.  This and underlying assumptions 

are presented in tabular form at Appendix B.  The averaging of completion 

profiles over the whole plan period for some AAPs and priority areas 

inevitably blunts the realism of the process so that absolute numbers are 

much less important (and not achievable) than observed variation in the  

 

trajectory over time.  This variation only derives from the contributions of 

existing commitments and submitted AAPs both of which are strongly loaded 

in the period to 2016.   

 

12. The trajectory gives some credence to a step change in completions from 

2006.  This reflects assumptions about completion of existing dwelling 

commitments  (U/C and permissions) imported from the 2005 AMR and it will 

be interesting to see if actual net completions in 2005/2006, when available, 

approach those anticipated by the AMR and therefore whether they are valid.  

Post 2006 the shape of our trajectory profile completely differs from the Core 

Strategy – it is flatter and falls more abruptly and (not surprisingly, given the 

averaging of completions) does not increase post 2016.    

 

 Conclusions 
 
13. We draw the following conclusions in respect of the housing provisions of the 

Core Strategy: 

 

• The Council has clearly made significant assumptions about the 

sequencing and deliverability of all components of housing land supply 

in preparing the Core Strategy trajectory and these need to be made  

Plymouth LDF Examination Statement  Issue 7C 
Submission on behalf of Taylor Woodrow Developments Ltd 
MMW/sw/C1543 
December 2006 

5



Core Strategy 

ID: CS 1947B 
 Test of Soundness:  7 

Examination Session:  C 
 

 

 

explicit and supported by evidence, shown individually in a housing 

trajectory table and open to discussion at the Examination.   

 

This will inform the question of whether the Core Strategy can 

reasonably and practicably incorporate new PPS3 windfall policy. 

 

• We have considered the submitted AAPs and conclude that the Table 

7 distribution to the Eastern Corridor and Waterfront areas is robust 

and credible but cannot easily judge this in respect of the Northern 

Corridor and rest of City locations.  Justification of the area provisions 

is however needed in the Core Strategy, including why implied 

reallocation of employment land to housing in the rest of the city is 

necessary when no account is taken of some potential capacity in the 

Waterfront area. 

 

• There is no leeway in the scale and phasing of housing provision 

which allows the City to meet any short-term delivery failure in the 

Sherford new community, the potential for which the recent and 

independent Inspector’s report on the South Hams Core Strategy 

recognises. 
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