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CONSULTATION SUMMARY 
Development Guidelines SPD First Review

 

 

Introduction 

This document provides a summary of the representations that the Council received in response 

the publication of and consultation on the Development Guidelines Supplementary Planning 

Document (SPD) First Review – Consultation Draft 

 

Background 

The Development Guidelines SPD provides further guidance and explanation to the adopted Core 

Strategy and is used to inform planning decisions. It helps to improve the quality of development in 

Plymouth by providing user-friendly planning guidance and enables applicants to better understand 

the planning criteria by which their application will be determined. 

The amendments that have been made for this First Review are primarily in relation to 

applications for Houses in Multiple Occupation. This review document represents an update to 

the Development Guidelines SPD adopted in 2010. The main change is that it now includes further 

guidelines in relation to planning applications for changes of use to Houses in Multiple Occupation 

(HMOs) which will be received as a result of an Article 4 Direction. Some minor further changes 
are also proposed as a result of the consultation. 

 

The Consultation 

The Development Guidelines SPD First Review consultation ran for a six week period from 20 

September 2012 until 1 November 2012. During the consultation, documents were made available 

to view on the Council website, at the Civic Centre main reception and at local libraries. 

Throughout the consultation, people were invited to submit comments online or in writing to 

ensure representations could be registered and considered by the Council. 

Nine consultation responses were received with regard to the SPD itself, and three in relation to 

the associated Strategic Environmental Assessment & Habitat Regulations Assessment Screening 

Report. All of the comments received can be viewed in full at: 

http://plymouth.consult.limehouse.co.uk/portal.  

A summary of the responses received and the Councils response can be found in the table at the 

end of this document below.  

 

Proposed Changes 

All of the comments have been considered and as a result some further minor amendments are 

proposed to the document. These amendments are contained in the table below and have been 

summarised in the document, ‘Summary of Main Changes’. Briefly, they comprise: 

 Information updates and correction of minor grammatical errors 

 Clarification of the guidance for advertisements in respect to listed buildings 

 Reference to the Water Framework Directive 

  

http://plymouth.consult.limehouse.co.uk/portal


 

 

Summary of Comments Received Through Consultation and Council Response 

 

Consultee Issues Raised Response 

Mr John Hepburn Excellent piece of work. Devon Sea 

Fisheries entry needs updating. 

  

Noted. Contact details updated in 

document. 

Chris Thomas Ltd, on 

behalf of 

British Sign and Graphics 

Association (BSGA) 

Notes the correct reference to the 

advertisement regulations. 

Noted. Reference to regulations 

corrected. 

For the most part the SPD accurately 

reflects the requirements of the 

legislation. 

Noted. 

Seeks a distinction between guidance 

for advertisements on historic 

shopfronts and modern shopfronts 

that have been inserted into historic 

buildings. Suggests amendments to 

para 5.3.3 and 5.3.5 to reflect. 

Accepted in part. Guidance amended to 

provide further clarification. 

Seeks changes to the guidance in 

relation to lighting to require quality 

solutions rather than restriction. 

Suggests amendments to para 5.3.7 

and 5.3.8 to reflect 

Accepted in part. This section of 

guidance is intended to provide advice 

on the consideration of the lighting of 

advertisements on historic buildings, 

not the sensitive lighting of the buildings 

themselves. 

Guidance amended to provide further 

clarification. 

Mr Hockings Concerned that some residents and 

applicants are granted planning 

permission that do not comply with 

the guidance. 

 

The purpose of the SPD is to provide 

guidance and direction to support the 

consideration of planning applications 

and how policy should be weighed. 

Each case is judged on its merits and 

requires balancing various material 

planning considerations. 

Provides examples of specific 

applications. 

 

The particulars of individual cases are 

unique and judged on their merits. It is 

not appropriate to provide a response 

to individual applications as part of this 

consultation. 

Notes that the applicant is employed 

in the ‘Local Planning Office’ 

This consultation on the SPD is not the 

correct forum to raise concerns of this 

nature. The Council has robust policies 

and processes in place to ensure that 

decisions are made fairly. 



 

 

Gail and Neal Clark Does the Council have a handle on the 

current stock of HMOs in Plymouth 

and what the current and future 

demand is likely to be? 

The Council holds information on 

Licensed HMOs and student Council 

Tax exempt properties. 

The SPD allows for communities and/or 

applicants to inform evidence in their 

local areas, subject to certain criteria. 

The guidance is intended to be flexible 

so that it can be applied to the specific 

context of each planning application and 

changing circumstances in order to 

apply the policies in the Development 

Plan appropriately. 

Summarises the ‘main issues’ of HMOs Noted. 

Suggests measures to manage HMOs Noted. The Council is committed to 

the proportionate on going 

management of HMOs, and uses its 

statutory powers accordingly as 

appropriate to each case. 

In relation to the content of the SPD, 

suggests ‘Threshold Allowance – to 

restrict HMOs or student housing 

development, eg adopt a blanket 

approach that sets a ceiling of 5% for 

the proportion of HMOs in a given 

street or block.’ 

The consultation SPD contains a 25% 

guide that indicates when a community 

could start becoming, or already be, 

‘unbalanced’. A 5% threshold is not 

considered to be appropriate and 

would not allow capacity for the 

flexible provision of HMO 

accommodation to meet potential 

demand for this important type of 

dwelling in the City. 

 The Council and University should be 

promoting appropriate development of 

purpose built accommodation away 

from family residential areas. 

The consultation SPD includes 

continued support for purpose built 

accommodation. However, a 

moratorium on this type of property in 

‘family residential areas’ is not 

considered to be appropriate. The 

impact and acceptability of such 

proposals, including impact to 

neighbours, will continue to be 

considered and weighed through the 

planning application process. 

Mr Jake Bryant The Article 4 Direction will lead to a 

lower market value of C3 

(dwellinghouse) properties when a 

change of use is subsequently refused. 

The purpose of this consultation is not 

to consider the merits of the Article 4 

Direction itself. However, it is noted 

that the determination of planning 

applications can have an effect on land 

and property values. 

The Article 4 Direction removes the 

flexibility for properties to be rented 

on a short-term basis as an HMO for a 

period when the owner-occupier 

works abroad. 

Noted. However, the purpose of this 

consultation is not to consider the 

merits of the Article 4 Direction itself. 



 

 

‘Destudentification’ is caused by an 

oversupply of student HMOs that then 

become occupied by other groups (eg 

A8 migrants and Asylum Seekers) as 

HMOs, not by family homes. This is 

not outcome of a balanced community 

that most residents’ associations and 

local authorities are hoping to achieve. 

Noted. The purpose of the guidance is 

to ensure that further areas of 

Plymouth do not become unbalanced 

with harmful concentrations of HMOs 

and that any issues in already 

unbalanced areas are not compounded 

in a harmful way. 

Notes section 2.1.1 (current situation) 

of the ARUP report 

Noted. 

Future demand in student numbers is 

not expected to increase. 

 

 

Noted. The SPD Guidance would allow 

any future demand for additional HMOs 

to be managed effectively, and will 

continue to ensure that distribution of 

the existing provision does not become 

compounded in a harmful way. 

Believes that the Article 4 Direction is 

highly inflexible and will dramatically 

hinder future property versatility. 

 

Whilst the Article 4 Direction itself 

applies to a specific area, the guidance 

that is proposed in this SPD is intended 

to be flexible in order to respond to 

the context and circumstances of the 

planning application being considered. 

Sir Robert Gerken In respect of the consultation:  

Concerned that ‘regulations’ such as 

the distances shown in Diagram 2.3 of 

the SPD will not be complied with. 

Noted. The information contained in 

the Development Guidelines SPD First 

Review is not strict ‘Regulation’. The 

purpose of the SPD is to provide 

guidance and direction to support the 

consideration of planning applications 

and how policy should be weighed. 

Each case is judged on its merits and 

requires balancing various material 

planning considerations. 

Provides an example of a specific 

application. 

The particulars of individual cases are 

unique and judged on their merits. It is 

not appropriate to provide a response 

to individual applications as part of this 

consultation. 

Marcus Salmon, on behalf 

of  

Environment Agency 

There does not appear to be a 

reference to water or energy efficiency 

standards with regard to residential 

and commercial development. 

The Development Guidelines do not 

provide information in isolation and 

should be read in conjunction with the 

entire Development Plan. There are 

references to water and efficiency 

standards, flood risk mitigation and 

climate change adaptation in the Design 

SPD, which haven’t been reviewed 

through this process. 

The document should set out what is 

expected in design terms in order to 

mitigate flood risk. 

The need for new development to 

consider climate change adaptation 

appears to be absent. 



 

 

There does not appear to be any 

reference to surface water drainage 

requirements. 

The Development Guidelines do not 

provide information in isolation and 

should be read in conjunction with the 

entire Development Plan. There is 

reference to surface water drainage 

considerations in the Design SPD, 

which has not been reviewed through 

this process.  

The Council recognises that the 

Regulations concerning this issue are in 

a state of flux. New advice will be 

produced, where necessary, through 

the Flood Management Strategy & The 

Local Plan (The Plymouth Plan). 

The document should include 

reference to the Water Framework 

Directive. 

Noted. Paragraph added to document. 

Further incorporation in to the 

Development Plan will be considered 

through the Local Plan (The Plymouth 

Plan). 

Ross Simmonds, on 

behalf of 

English Heritage 

Recognises that the first review of the 

SPD represents an update to the 

document adopted in 2010 and that 

the main changes revolve around 

HMOs. Would welcome a wide 

definition of historic environment 

within the document. 

The Development Guidelines do not 

provide information in isolation and 

should be read in conjunction with the 

entire Development Plan. There is 

reference to the role of the historic 

environment in the Design SPD, which 

has not been reviewed through this 

process. 

Recommends various documents for 

reference and citing within the SPD 

Noted. It is considered unlikely that 

reference to these documents would 

add value to the SPD given the limited 

historic environment context that it 

covers. These documents will be 

considered through The Local Plan 

(The Plymouth Plan).  

Amanda Grundy, on 

behalf of 

Natural England 

 

Consider that the consultation 

document provides clear and relevant 

guidance in terms of improving the 

quality and sustainability of 

development proposals in relation to a 

range of design related issues and 

would expect its long term effects to 

be generally positive. 

Noted. 



 

 

Notwithstanding the above, we would 

strongly encourage the Council to 

include a commitment in the SPD to 

the provision of high quality green 

infrastructure.  

The SPD should seek to protect 

existing green infrastructure and 

secure enhancements that result in 

local benefits and contribute to the 

wider network wherever possible. 

Natural England’s aspirations are 

supported by the Council. However, 

the Development Guidelines do not 

provide information in isolation and 

should be read in conjunction with the 

entire Development Plan. Therefore, 

further changes to the SPD are not 

considered necessary in this regard.  

 

Comments Received in Relation to the Strategic Environmental Assessment & 

Habitat Regulations Assessment Screening Report 

Consultee Issues Raised Response 

Marcus Salmon, on behalf 

of  

Environment Agency 

Happy with [the Council’s] conclusions 

that no formal assessments under the 

Strategic Environmental Assessment or 

Habitats directives are required for 

the Development Guidelines First 

Review. 

Noted. 

Ross Simmonds, on 

behalf of 

English Heritage 

Agrees that the Development 

Guidelines SPD First Review is unlikely 

to have significant environmental 

effects and as such does not require a 

Strategic Environmental Assessment. 

Not proposing to pass comment upon 

the Habitat Regulations as this falls 

outside of our statutory remit. 

Noted. 

Amanda Grundy, on 

behalf of 

Natural England 

 

Would not expect Natural England to 

recommend the need for an 

Appropriate Assessment under the 

requirements of the Conservation of 

Habitats and Species Regulation 2010 

(as amended); however, requested 

further information relating to the 

Council’s rational for its conclusion.  

Noted. The screening report was 

amended to reflect Natural England's 

concerns in the following ways:  

Specific reference in section 2 on the 

Core Strategy Policies that the 

document amplifies. 

An appendix summarising the 

conclusions of the Core Strategy HRA. 

Additional detail on how the marine 

developments section of the SPD 

address the need identified in Core 

Strategy HRA. 

After considering the revised screening 

report, confirm that the evidence and 

rationale for the conclusion appears 

robust and reasonable. Satisfied that 

no further assessment under the 

requirements of the Conservation of 

Habitats and Species Regulation 2010 

(as amended) is necessary. 

Noted. 



 

 

 


