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Note:

This Housing Topic Paper (January 2018) relates to updated supply evidence
provided by a suite of housing trajectories produced by the JLP Councils that have
an end March 2017 Monitoring Point. Those trajectories are the Councils’ response
to the request made by the Inspectors for the JLP examination in their letter of 4
September 2017 (EXC2) for March 2017 Monitoring Point trajectories.
The end March 2017 Monitoring Point trajectories (TP3F; TP3G, TP3H- and as
amalgamated in EXC9) provide the latest evidence and therefore supersede the
end March 2016 Monitoring Point trajectories (TP3A; TP3B, TP3C) that were part of
the March 2016 Housing Topic Paper (TP3) and the amalgamated EXC3C. They
also supersede the reformatted end March 2016 Monitoring Point Trajectories
TP3Ai; TP3Bi, TP3Ci) published in October 2017.

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018
Plymouth & South West Devon Joint Local Plan
Housing Topic Paper (Provision and Supply)
January 2018
CONTENTS
Executive summary

i

Main report
1. Introduction : the purpose of this document and the policy it supports

1

2. Context

7

3. Evidence: SHMA and the Objective Assessment of Housing Need


Strategic Housing Market Assessment



Plymouth HMA justification



Demographic forecasts



Market signals



Employment forecasts



Scenarios

16

4. The JLP Councils’ consideration of the Objective Assessment of Housing Need –
HMA and District Totals
28
5. Converting need to JLP and Policy Area housing provision


PPG paragraph 29 Affordable Housing Need



Duty to Cooperate – strategic cross boundary issues



Total provision



Distribution of housing need

32

6. Policy development – Housing Requirement Targets

53

7. Forecast Housing Supply

55



Housing trajectories – Plan, Monitor, Manage



Scale of supply



Supply categories

8. Maintaining Supply

85



the Housing Implementation Strategy



5 year housing land supply



Flexibility



Contingency

9. Affordable Housing – need, supply & provision requirements

98

10. Sustainability Appraisal of housing provision policy

113

11. Housing provision and supply - Tests of Soundness summary

116

i

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018
Appendices
Appendix 1 –SHMA process – robustness and quality assurance
1.1
1.2

Scenarios - summary statistics – District level data
2016 Mid year population estimates

Appendix 2 – Duty to Cooperate – evidence
2.1
2.2

Dartmoor National Park Authority letter regarding DNP ‘allowance’
Housing completions in Dartmoor National Park by District

Appendix 3 – Distribution of housing need - Compatibility of selected distribution with
Vision and Strategic Objective
Appendix 4 – Housing trajectories (March 2017 monitoring point) – published separately
4.1
4.2

Methodology and evidence
Illustrative graphs

Appendix 5 – Historic annual housing completions
Appendix 6 – 5 year housing land supply (5YLS)
6.1
6.2
6.3

Methodology and evidence
Rolling 5 YLS graphs (March 2017 monitoring point)
Maintaining supply in the two Policy Areas

Appendix 7 – Sources of Housing Supply (March 2017 monitoring point)
7.1
7.2
7.3
7.4
7.5
7.6
7.7
7.8

Delivery from completions 2014-2017
Delivery from commitments (planning permissions) as at 1 April 2017
Lapse rates
Delivery from windfalls
Delivery from Allocations
Delivery from Sustainable Villages (Neighbourhood Plans) Allowance
Delivery from release of HMOs when Student Accommodation is built
SHLAA disclaimer

Appendix 8 - Affordable Housing
8.1
8.2

Methodology for forecasting affordable housing supply
SHMA Part 2 and NPPG paragraphs 21 and 29
Annex 1 Note on 35% affordability threshold)
Appendix 9 – How has consultation informed Policy SPT3?
Appendix 10 – Compatibility Table – JLP policy & evidence base compared to NPPF
Appendix 11 – Lead in times and delivery rates used in the trajectories
11.1 Schedule of agreements with main developers of housing sites
11.2 Evidence on lead in times in South Hams and West Devon

ii

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018
Executive summary
ES1

Revised Housing Topic Paper (January 2018) (TP3(rev)) is part of the evidence
base for the Plymouth and South West Devon Joint Local Plan (JLP). TP3(rev) is
the evidence audit trail document which revises Housing Topic Paper (March 2017
– TP3). The latter was based on 2016 Monitoring Point housing trajectories
(TP3A/Ai, TP3B/Bi and TP3C/Cii).

ES2

After the start of the JLP Examination the Inspectors for the Examination requested
that the 2016 Monitoring Point housing trajectories to be updated to the 2017
Monitoring Point. The JLP Councils responded to that request and published the
new trajectories on 30 November 2017. Consequently Housing Topic Paper TP3 no
longer referred to the latest published information and was not up to date. The JLP
Councils concluded that it was necessary to revise TP3 so that it was up to date.

ES3

Work to update TP3 was undertaken in December 2017, with TP3(rev) published
when the JLP Councils submitted the document to the Examination in early January
2018, before the scheduled Examination hearings.

ES4

This document TP3(rev) therefore contains the latest evidence and analysis about
housing need and supply in the plan period, and justification of the housing
provision policy targets in submission JLP policy SPT3. It also amplifies the
analysis and provides greater clarity, partly in response to representations received
on the Pre-Submission JLP.

ES5

HOUSING NEED: The JLP Councils endorse the conclusions in the Strategic
Housing Market Assessment Part 1 (February 2017 HO13) and, for the purposes of
National Planning Policy Framework (NPPF) paragraphs 159 and 47, the Councils
accept the recommendations relating to:
1. the extent of the Plymouth Housing Market Area, and
2. the Objectively Assessed Need (OAN) relating to housing need in the
Plymouth HMA.

ES6

The JLP Councils agree with the scale of the uplift for market signals which is
included in each District’s OAN. The scale of uplift reflects the different
circumstances in each District. The uplifts are necessary because of previous
market undersupply relative to demand, and affordability. The uplifts are significant,
particularly in the South Hams where affordability is challenging. This is in
accordance with current national Planning Practice Guidance (PPG). There is no
justification for a further uplift to the OAN regarding undersupply and no ‘backlog’ of
need requiring additional policy provision to be made. Moreover, no further uplift is
necessary for employment trend reasons because the uplift for market signals
already enables sufficient labour supply to be housed within the plan area.

ES7

Table 71 replicates the results in SHMA Part 1 Table 19 (HO13)

1

To avoid confusion, all references to tables, graphs and figures in this Executive Summary use the same
reference numbers as in the main report of this Housing Topic Paper.
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Table 7 Plymouth HMA OAN 10 year migration trend projections uplifted-Scenario 2
10-year trend
projections
2014-2034*
Plymouth City

Market Signals
uplift

OAN
(dwellings)
2014-2034

16,561

10%

18,217

South Hams

3,139

25%

3,924

West Devon

4,302

20%

5,162

PLYMOUTH HMA

24,002

27,303

ES8

As well as the overall OAN of 27,300 total for the Plymouth HMA as recommended
in SHMA Part 1, the JLP Councils also accept the individual OAN results for the
administrative areas of Plymouth City, South Hams District and West Devon
Borough Councils. This enables the Councils to understand the need in their areas.

ES9

JLP HOUSING PROVISION POLICY TARGET The JLP Councils considered
whether the housing requirement target should be higher than the OAN because of
affordable housing need. They concluded that there was no evidence to justify a
further uplift for any administrative area or Policy Area in the JLP area, or for the
JLP plan area for affordable housing need reasons.

ES10

There is evidence to justify deducting from the 27,300 Plymouth OAN an allowance
of 600 dwellings for that part of the Plymouth HMA which lies within the Dartmoor
National Park (DNP). This is justified by supply-side evidence. It avoids double
counting and avoids over provision in the HMA that could otherwise undermine the
ability of the DNP Authority to plan effectively for its area. This leaves 26,700
dwellings need to be accommodated in JLP area.

ES11

There is no evidence to justify the JLP area accommodating housing need arising
from other LPAs outside the JLP. So there is no need to add external need when
calculating the housing provision policy requirement targets for the JLP.

ES12

There is also no evidence to justify accommodating housing need from the
Plymouth and South West Devon JLP area outside the JLP area. Sufficient supply
has been identified in the JLP area to accommodate the need for the plan period
and provide sufficient headroom.

ES13

A total JLP area housing provision policy target, expressed as a minimum, of at
least 26,700 dwellings in the plan period is therefore justified.

ES14

DISTRIBUTION OF THE 26,700 REQUIREMENT IN THE PLAN AREA. Latest
evidence in the housing trajectories (TP3E, TP3F and TP3G) demonstrates a
housing supply forecast to be delivered in plan period totalling of just over 30,000
dwellings in the JLP plan area. At 3,360 above the 26,700 dwellings JLP area need
and minimum requirement, this equates to 12.6% headroom which is sufficient
flexibility. However, housing supply in the LPA areas did not match housing need
distribution in the LPA areas. The differences are shown in Tables 9 and 11. The
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JLP resolved those differences through strategy and policy requirement targets, so
that the plan is sound.
Table 9
LPA

Plymouth
City

OAN
(District)
2014-2034
18,217

South Hams

3,924

West Devon

5,162

PLYMOUTH
HMA

27,303

DNP
allowance
deduction

JLP
need

Housing
Supply in
LPA area

LPA Surplus/
Shortfall
(-ve)*

0

18,217

14,762

-3,455

-600

8,486

15,293

+6,807

-600

26,703

30,055

3,352

* Without ‘headroom’

ES15

PLYMOUTH The first issue which the JLP Councils resolved was the supply to
meet the need of Plymouth City. The forecast 14,762 dwellings supply in the plan
period within the administrative boundary of Plymouth City was below the rounded
18,200 need. Supply was sufficient for a monitoring target for Plymouth City of
13,200 dwellings allowing for nearly 12% headroom, but this meant that there were
5,000 dwellings of Plymouth City need not met in the City’s administrative boundary,
so this unmet need must be accommodated outside the City.

ES16

Directing this 5,000 dwellings need of Plymouth City was an internal, strategic
cross-boundary HMA issue for the JLP. The Councils resolved the issue by applying
the JLP spatial strategy based on two policy areas, not administrative boundaries.
Addressing this issue through collaborative working was one of the reasons why the
JLP Councils chose to prepare a joint local plan. It is part of the wider task for the
Councils to distribute LPA needs across the two policy areas. Plymouth Policy Area
(PPA) comprises Plymouth City and the Plymouth Urban Fringe. The latter is in the
administrative area of the South Hams. The Thriving Towns and Villages Policy
Area (TTVPA) comprises the remainder of the JLP plan area, made up of South
Hams LPA (outside of the Plymouth Urban Fringe) and West Devon LPA.

ES17

Table 9 shows the combined South Hams and West Devon LPA areas’ supply of
nearly 15,300 dwellings. The supply ‘surplus’ of 6,807 dwellings in those combined
LPA areas reflects the delivery forecast which includes supply from the Plymouth
strategic urban extensions (SUEs). 5,922 dwellings supply at the proposed SUE
allocations within the Plymouth Urban Fringe are forecast to be delivered by 2034.

ES18

Those 5,922 dwellings are located in that part of the Plymouth Policy Area that lies
within the South Hams. These include the existing planned supply at Sherford which
is mostly in the South Hams adjoining the City. That urban extension of 5,500
dwellings is already allocated in the South Hams and Plymouth DPDs adopted in
2006 and 2007, and development has commenced. 4,254 of the 5,500 dwellings are
currently forecast to be delivered in the plan period. So the Sherford commitments
are part of the South Hams and West Devon LPA ‘surplus’ and are already in the
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existing development plan.. They are already part of the solution to the meeting the
need of Plymouth City at Plymouth. This long standing planning policy is a
cornerstone in the spatial strategy for the Plymouth area, and rightly continues to be
part of the JLP. The positive decision made in the submitted plan to apply the JLP
strategy of focusing growth at Plymouth continues and develops that approach to
meeting City need at Plymouth.
ES19

Adding the 5,922 supply forecast for delivery in the plan period in the Plymouth
Urban Fringe to the forecast City supply of 14,762 gives a Plymouth Policy Area
supply of 20,684 dwellings in the plan period. This would be about 14% above the
City need of 18,217 dwellings2.

ES20

Together, the Policy Area approach and these strategic allocations enable Plymouth
City needs of to be met in the plan area at Plymouth consistent with strategy and
demonstrating an effective Duty to Cooperate outcome. Consequently, it is not
necessary to disperse 5,000 dwellings need from the City to the Thriving Towns and
Villages Policy Area outside the PPA. Such dispersal would have been contrary to
the spatial strategy and undermined delivery of the strategic objectives.

ES21

WEST DEVON The second issue which the JLP Councils resolved was the
distribution of need from West Devon LPA that cannot be met in that LPA.

ES22

The JLP Councils consider that it is appropriate to assume that:
1. 300 of the DNP allowance relates to the 3,924 South Hams district need,
resulting in 3,624 dwellings need being in the South Hams LPA area; and
2. 300 of the DNP allowance relates to the 5,162 West Devon district need,
resulting in 4,862 dwellings need being in the West Devon LPA area.

ES23

The forecast delivery of 3,561 supply in the plan period in West Devon LPA is below
the rounded 4,900 dwellings LPA need. Supply is sufficient for a monitoring target of
3,200 for the West Devon LPA allowing for an 11% headroom. Adding the 361
dwellings allowance for headroom to 1,301 difference between supply and need in
West Devon (‘shortfall’ in Table 11a) means that 1,700 dwellings of the rounded
4,900 need in West Devon LPA is not met n West Devon. So this needs to be
accommodated outside West Devon.
Table 11a TTVPA -LPA need compared to LPA supply
Within TTVPA

Supply

JLP Need
(excl DNP)

Shortfall/
Surplus

South Hams*

5,810

3,624

2,186

West Devon

3,561

4,862

-1,301

TOTAL

9,371

8,486

885

* Excludes that part of the South Hams within the Plymouth Urban Fringe

2

That supply forecast does not include those dwellings at Sherford and Woolwell urban extensions in the
Plymouth Urban Fringe currently forecast to be delivered after the end of the plan period.
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ES24

Addressing this strategic cross boundary issue was another key reason for a joint
local plan. The JLP Councils resolved this issue of ‘unmet’ need from West Devon
and demonstrated an effective ‘Duty to Cooperate’ outcome.

ES25

The task was to identify the way to distribute this unmet need within the HMA need.
The options were driven by spatial strategy and the opportunities provided by the
strategic policy area approach. But they were constrained by the ‘reality check’ of
the ability to deliver supply consistent with the strategy, and the ability to justify the
options.

ES26

The 1,700 dwellings West Devon need could not be accommodated in Plymouth
City. There’s no surplus supply forecast in the administrative City area. So the
options available relate to supply in the Plymouth Urban Fringe i.e. within the South
Hams and supply in the South Hams part of the TTVPA. The principal options are:
1) All 1,700 West Devon unmet need is met in the PPA in the plan period. This
is consistent with strategic focus on Plymouth growth but it is not realistic. A total
need of 19,900 (ie 18,200 plus 1,700) compared to the forecast supply of 20,684
leaves less than 4% head room in PPA. This doesn’t provide sufficient flexibility:


Increasing the net developable area of urban extensions already allocated
by the JLP would not increase supply in the plan period. Planned
development at Sherford and Woolwell is already forecast to extend
beyond 2034, so enlarging these allocations would not deliver additional
housing before 2034.



Alternatively, increasing the number of sites within the urban fringe may
simply displace demand between the urban extensions rather than add to
delivery overall, particularly if the extra sites are close to the JLP
allocations.

2) All 1,700 West Devon unmet need is met in the South Hams part of the
TTVPA. A total need of 5,300 (ie 3,600 plus 1,700) compared to the forecast
supply of 5,810 would provide sufficient headroom in TTV (about 10%) but it is
not realistic or sustainable because:


There is no evidence to justify an assumption of high levels of labour force
commuting from South Hams to jobs in West Devon. Current evidence
shows that commuting from South Hams to West Devon is very low.



In addition, a transfer of a significant number jobs from West Devon to
South Hams appears unlikely and this option could result in jobs being lost
from the HMA. The alternative is for jobs to transfer from West Devon to
Plymouth. The housing distribution option would then increase commuting
from South Hams to jobs at Plymouth. Whilst this is more likely as there is
evidence of commuting already from South Hams to Plymouth, the option
would depend on commuting over longer distances from across the South
Hams area. It is not as sustainable as co-locating jobs and labour force at
Plymouth particularly if workers have shorter travel to work journeys within
the PPA and can use existing and extended sustainable transport
networks.

v

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018
3) The 1,700 dwellings unmet need from West Devon is divided between PPA
and the South Hams part of the TTVPA. The JLP Councils consider that there
is evidence to justify this option to meet that need, that it is deliverable and
consistent with strategy. It is based on directing 800 dwellings need to PPA and
directing 900 dwellings need to the South Hams part of the TTVPA. The benefits
are as follows:
a) Directing 800 dwellings need to PPA is consistent with strategic focus on
Plymouth growth. Adding 800 to the 18,200 City need results in the total
PPA need of 19,000. Compared to the 20,684 dwellings supply, this results
in a sufficient headroom of 10 to 11% in the PPA.
o

There is evidence to justify an expectation that some of the residents in
those dwellings would commute from the PPA to jobs in West Devon
providing labour force to support the West Devon economy.

o

There is evidence to justify anticipating that some West Devon jobs
would transfer to Plymouth where there is sufficient employment land
supply, a labour force and a large local market, supporting the growth of
Plymouth, with the benefits of co-locating jobs and workers. This would
mean that jobs are not be lost from HMA.

PPA TARGET: Adding the 5,922 dwellings supply from the urban extensions
to the City supply of 14,762 gives a PPA supply of 20,684. Adding the 800
dwellings need from West Devon to the 18,200 Plymouth City need raises
the need to be accommodated in the PPA to 19,000 dwellings. This results
in a 9% headroom compared to supply, providing reasonable flexibility in the
PPA. The Councils are mindful that a further 1,686 dwellings in the Plymouth
Urban Fringe within the South Hams part of PPA are currently forecast for
delivery after the end of the plan period. 9% headroom. They could come
forward earlier if the housing market were to strengthen further, thereby
providing additional flexibility.
Conclusion: The evidence justifies the Plymouth Policy Area housing
provision policy target of at least 19,000 dwellings.
b) Directing 900 dwellings need to the South Hams part of the TTVPA. The
JLP Councils conclude that there is evidence to support delivery of this scale
of direction of need within the Policy Area, and to anticipate a mix of
beneficial impacts as the result of:
o

Co-locating jobs and workers consequential to a limited transfer of jobs
from West Devon to South Hams attracted by the local labour force.

o

Modest levels of commuting of residents in those 900 dwellings in the
South Hams to jobs in West Devon.

o

Moderate commuting to jobs at Plymouth, some in the South Hams (eg
Langage a strategic employment site, serving both Policy Areas).

o

A reasonable expectation that migrants that would otherwise be drawn
by the attractiveness of West Devon as a place to live would find the
South Hams equally appealing.
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o

Additional market housing delivered in the South Hams part of the
TTVPA would then support the additional delivery of much needed
affordable housing in the South Hams.

TTVPA TARGET Directing 900 dwellings need within the TTVPA from
West Devon to South Hams does not change the total TTVPA need. It is an
internal transfer. But directing 800 dwellings need from the West Devon part
of TTVPA to PPA (see a) above) reduces the combined scale of the South
Hams and West Devon need to be accommodated in the TTVPA from 8,500
(rounded) down to 7,700 dwellings. Compared to the TTVPA need, the
forecast supply of 9,371 dwellings in the plan period results in a healthy
TTVPA headroom of over 21%, providing considerable flexibility in the Policy
Area.
Conclusion: The evidence justifies the Thriving Towns and Villages
Policy Area housing provision policy target of at least 7,700 dwellings.
ES27

Table 11c replicates the Total Housing Provision requirement for the plan period
that is expressed in Submission JLP Policy SPT3, and which is justified on the
evidence summarised in this Executive Summary, and detailed in the Topic Paper.
Table 11c Summary of the Total Housing Provision Target for the JLP area and
the two Policy Areas
Total Housing
Provision Target
(at least)

Annualised rate
(pa)

Plymouth Policy Area

19,000

950

Thriving Towns and Villages
Policy Area

7,700

385

JLP PLAN AREA

26,700

1,335

ES28

The annualised rates in Table 11c are simply the policy targets divided by the 20
years in the plan period. These rates inform the calculations of the 5 year housing
land supply and the plan-monitor-manage analysis of supply performance.

ES29

The supply evidence is up to date, relevant proportionate and robust for each
of the supply categories included in the housing trajectories. The end March 2017
Monitoring Point housing trajectories (in TP3E, TP3F and TP3G) benefit from recent
consultations that resulted in the latest intelligence provided by the developers and
agents for the large sites regarding the trajectories. The level of agreement about
those large sites’ trajectories and the Councils’ evidence used to justify lead in times
and delivery rates where there isn’t agreement are set out in TP3H and TP3I.

ES30

Tables and graphs accompanying these latest trajectories (in TP3E, TP3F and
TP3G). These illustrate the forecast supply. They provide ample evidence about the
forecast delivery of supply in total; by supply category and by development status.
They justify the conclusions that there are reasonable prospects of the overall
targets being achieved and of supply being maintained over the plan period.
vii
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ES31

TP3 provided the audit trail to demonstrate how the JLP Councils used supply
evidence from the 2016 Monitoring Point trajectories as a reality check to justify the
distribution of housing need within the JLP Plan area through the SPT3 housing
targets in the Submission JLP. The latest evidence on housing supply and its
analysis in TP3(rev) re-affirms that this ‘reality check’ approach is appropriate when
justifying the housing targets in SPT3.

ES32

Boosting supply The latest evidence from the 2017 Monitoring Point trajectories
and its analysis in TP3(rev) demonstrates that the JLP meets the NPPF policy to
boost significantly the supply of housing. The annualised target for the plan area for
the plan period is 23% above the 1,087 dpa delivery rate achieved in the 13 years
prior to 2014. At 1,502 dpa the forecast delivery rate in the plan period is even
higher, at 38% above that historic delivery rate. The forecasts are up to date and
robust.

ES33

The JLP does not rely on historic policy provision targets. It is illogical to assert that
to boost supply the JLP must exceed previous targets. Neither NPPF nor PPG
require the JLP to use old targets as the basis for justifying a new plan. Housing
provision policy targets in the Plymouth Core Strategy and the West Devon Core
Strategy derived from an emerging Regional Spatial Strategy that was not approved
due to the repeal of legislation. The Devon Structure Plan (containing the target on
which the South Hams Core Strategy relied) was revoked when the Revocation
Order came into effect. The targets relating to all 3 plans are irrelevant. They were
generated pre-NPPF, and they pre-date the latest needs and supply evidence.

ES34

Maintaining supply The latest trajectory evidence also demonstrates that there is a
reasonable prospect of a 5 year housing supply existing in the JLP plan area and in
each of the two Policy Areas (PPA and TTVPA) at the point of plan adoption, based
on adoption between the two monitoring points of end March 2018 and end March
2019. Having a 5 year land supply at the point of adoption is necessary if the plan
is not to be out of date for the purposes of NPPF paragraphs 49 and 14, and for the
Examination of the JLP to find the plan ‘sound’. The evidence also demonstrates the
reasonable prospect of a 5 year housing land supply being maintained for years
after the point of adoption in both Policy Areas and the JLP area.

ES35

LPA monitoring targets The monitoring targets in JLP Annex 2 are intended to
assist the JLP Councils in monitoring delivery, but not for NPPF paragraphs 47 and
49 purposes regarding 5 year housing land supply calculations. The latest evidence
in the 2017 Monitoring Point trajectories underpins the following conclusions,
demonstrating robust supply in the LPA areas.


The monitoring target for Plymouth City (LPA) is 13,200 which provides
sufficient headroom at nearly 12% above the forecast supply of 14,762.



Deducting the 13,200 City monitoring target from the PPA policy target of
19,000 results in a 5,800 Plymouth Urban Fringe monitoring target.
Compared to the forecast supply of 5,922 in the Fringe, this leads to a
headroom of 2%. The flexibility for this part of PPA comes from the 1,686
dwellings in the urban extension allocations (1,246 of which have outline
planning permission) currently forecast for delivery after the end of the plan
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period. They could come forward earlier if the market strengthens or if other
PPA sites are not developed as forecast by the trajectories.


The monitoring target for West Devon LPA is 3,200. This provides sufficient
headroom at 11% above the forecast supply of 3,561. The West Devon LPA
area is the same as the West Devon part of the TTVPA.



Deducting the 3,200 West Devon monitoring target from the TTVPA policy
target of 7,700 results in a monitoring target of 4,500 dwellings for the South
Hams part of the TTVPA. The forecast supply of 5,810 dwellings in the
South Hams part of the TTVPA results in a very healthy headroom of 29%.



Adding the 4,500 monitoring target for the South Hams part of the TTVPA to
the 5,800 monitoring target for the South Hams part of the PPA, results in
the South Hams LPA monitoring target of 10,300 dwellings. With a forecast
supply of 11,732 in the plan period this gives a headroom of nearly 14% in
the South Hams LPA area.

ES36

Affordable housing need and affordability. Evidence justifies the affordable
housing provision targets in Policy SPT3. The scale of affordable housing need
based on the baseline assessment 35% of gross income spent on housing costs is
about 6,900 households in the plan period (SHMA Part 2 (HO13A)). The JLP
Councils consider that 300 of this may be met in the Dartmoor National Park,
effectively reducing the JLP area need to be met to 6,600. This is the starting point
for justifying SPT3 targets The ability to meet need is constrained by the ‘reality
check’ from the overall JLP Viability assessment in document O5.The plan is
generally viable based on the JLP policy of seeking 30% of housing development on
qualifying sites as affordable. Applying that percentage to qualifying sites forecast
for delivery but not yet permitted and adding the result to completions and existing
commitments results in the supply forecast for delivery in the plan period of about
7000 affordable dwellings. This provides the evidence that potential forecast supply
in the plan area is sufficient to deliver the forecast need for the plan area.

ES37

The level of OAN in the Plymouth Housing Market Area already incorporates
significant uplifts for market signals purposes, including past under-delivery and
affordability. This ranges from 10% uplift in Plymouth to a substantial 255 uplift in
the South Hams where affordability is a particular issue.

ES38

The Councils have considered whether the total housing requirement in SPT3
should be uplifted further above the OAN for affordable housing need reasons, for
PPG paragraph 29 purposes. From the evidence, the Councils conclude that
further uplift to the requirement is not justified. Therefore the total housing provision
requirement remains 26,700 expressed as a minimum.

ES39

The affordable housing targets for the two policy areas reflect the application of the
spatial strategy and the Policy Area approach to distribution of need. They also
reflect the reality check from the scale of supply forecast for the Thriving Towns and
Villages which justifies the affordable housing provision target of 2,050. Subtracting
2,050 from the JLP need of 6,600 result in the Plymouth Policy Area affordable
housing provision target of 4,550 for the plan period. The 400 dwellings supply in
the PPA above the need is an appropriate level of headroom, mindful that affordable
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housing on market led schemes are subject to negotiation. Collaborative joint,
working between the Councils and other partners, and the approach to governance
and implementation support the delivery of affordable housing and the JLP strategy.
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1. INTRODUCTION :
THE PURPOSE OF THIS DOCUMENT AND THE POLICY IT SUPPORTS

1.1

This topic paper has been prepared jointly by the three administrative local
authorities producing the Plymouth and South West Devon Joint Local Plan (JLP),
namely: Plymouth City Council (PCC); South Hams District Council (SHDC); and
West Devon Borough Council (WDBC). The three Councils in their Local Planning
Authority roles are responsible for plan making through the preparation of
Development Plan Documents, including the Joint Local Plan. They are referred to
in this document as the ‘JLP Councils’.

1.2

Document status – This is a technical paper and is part of the Plymouth and South
West Devon Joint Local Plan (JLP) evidence base. It explains how evidence has
been used to justify JLP Policy SPT3 – Provision for New Homes, in the context of
the key strategies which the JLP Councils have developed in the emerging JLP. It
also confirms that the latest evidence continues to justify Policy SPT3.

1.3

Revised Housing Topic Paper (January 2018) (TP3(rev) is part of the evidence
base for the Plymouth and South West Devon Joint Local Plan (JLP). TP3(rev) is
the evidence audit trail document which revises Housing Topic Paper (March 2017
– TP3). The latter was based on 2016 Monitoring Point housing trajectories
(TP3A/Ai, TP3B/Bi and TP3C/Cii).

1.4

After the start of the JLP Examination, the Inspectors for the Examination requested
that the 2016 Monitoring Point housing trajectories to be updated to the 2017
Monitoring Point. The JLP Councils responded to that request and published the
new trajectories on 30 November 2017. Consequently, Housing Topic Paper TP3 no
longer referred to the latest published information and was not up to date. The JLP
Councils concluded that it was necessary to revise TP3 so that it was up to date.

1.5

Work to update TP3 was undertaken by the JLP Councils in December 2017, with
TP3(rev) published when the JLP Councils submitted the document to the
Examination in early January 2018, before the scheduled Examination hearings.

1.6

This document TP3(rev) therefore contains the latest evidence and analysis about
housing need and supply in the plan period, confirming that the housing provision
policy targets in submission JLP policy SPT3 remain justified. It also amplifies the
analysis and provides greater clarity, partly in response to representations received
on the Pre-Submission JLP. It therefore supersedes the evidence and analysis
published in the TP3.

1.7

Purpose The January 2018 Topic Paper enables the latest evidence on housing
delivery, including updated trajectories, to be available for the relevant JLP
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Examination hearings due to commence in January 2018. The evidence is also
available to help inform the emerging Dartmoor National Park Local Plan3 review.
1.8

In particular, evidence in this updated topic paper:
a) Amplifies the explanations about the JLP Councils’ consideration of the
evidence about housing need that is provided by SHMA part 1 and SHMA
part 2 (HO13)4 and HO13A5
b) Provides the latest evidence on housing supply (actual and forecast) –
including the updated housing trajectories (March 2017 Monitoring Point)
c) Considers the implications of this evidence on need and supply in the
context of the submitted Joint Local Plan (SUB1); and
d) Is a timely opportunity to consider the implications of recent Government
announcements regarding the means to boost housing supply and the
consultation on a standard methodology for housing need assessment.

1.9

1.10

The topic paper aims to help readers to understand the JLP as it progresses
towards adoption. It addresses three key matters on which JLP Policy SPT3 relies:


Need for housing (evidence)



Supply of housing (evidence)



Housing provision requirements (the use of evidence to justify policy)

It presents a narrative that justifies the housing provision totals for the plan area and
the two Policy Areas set out in Policy SPT3. This shows that the JLP housing
provision policy has been established in accordance with national planning policy
and practice guidance. The new evidence continues to demonstrate that the policy
is sound.
Previous supply evidence: Housing trajectories

1.11

The JLP Councils produce evidence which forecasts delivery of net additional
dwellings in the plan period. These are dwelling completions that add to housing
supply. This evidence forecasts housing delivery on each large site6, for every year

3

Part of the National Park lies within the Plymouth Housing Market Area (HMA) and abuts the JLP plan area.
The Issues consultation on the Dartmoor National Park Local Plan closed on 16 January 2017, with an Issues
consultation report published in April 2017. The Dartmoor National Park Authority held consultation events in
October and November 2017 to start to talk with communities about the potential for sites to be developed
4

Plymouth and South West Devon Joint Local Plan - Strategic Housing Market Assessment (SHMA Part 1: The
Housing Market Area and Updating the Objectively Assessed Need February 2017 Peter Brett Associates);
5

SHMA Part 2 Objectively Assessed Need for Affordable Housing February 2017 HDH Planning and
Development Ltd/PBA)
6
Due to the history of different development monitoring systems in the three councils, large sites in South
Hams and West Devon are sites of net 10 or more dwellings, but are sites of gross 5 or more dwellings in
Plymouth City.
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in the plan period from 2014 to 2034. Forecasts for every year are also made for
each of the other supply categories counted towards meeting housing need.
1.12

The Submission Local Plan relied on a suite of March 2016 Monitoring Point
trajectories (TP3A; TP3B, TP3C) that were part of the March 2017 Housing Topic
Paper (TP3) - amalgamated in EXC3C. The information in those trajectories was
subsequently reformatted and published in TP3Ai; TP3Bi, TP3Ci in October 2017.
New supply evidence: Housing trajectories

1.13

The suite of 2016 Monitoring Point trajectories have effectively been superseded by
new information. The latest evidence on forecast housing delivery for the plan
period is now available in a suite of three new housing trajectories. These new
trajectories use an end March 2017 Monitoring Point. They identify the forecast
delivery for each of the two Policy Areas specified in JLP policy SPT3 - that is
Plymouth Policy Area and the Thriving Town and Villages Policy Area, as well as
the JLP plan area (TP3E; TP3F; TP3G). These three trajectories have also been
amalgamated into a single document EXC9.

1.14

This new trajectory evidence has been submitted as part of the Councils’ evidence
to the JLP Examination hearings. The JLP Councils produced this in response to
the Inspectors’ request in their letter of 4 September 2017 (EXC2) see paragraph
1.9 of EXC3. The Councils submitted the updated trajectories to the Examination
on 29 November 2017 and these trajectories have been added to the evidence
base. This evidence meets the JLP Inspectors’ requests set out in their letter of 4
September 2017 as follows:
 The updated trajectories have an end March 2017 monitoring point. This means
that they include information on:
o the number of dwellings with planning commitments as at end March 2017
(dwellings with planning permission that have not yet completed or starter
and where the permission has not expired), and
o the number of additional dwellings built between 1 April 2016 and 31 March
2017.
 The JLP Councils have produced the detailed housing trajectories for each Policy
Area in A3 format. The related graphs, tables and pie charts for each Policy Area
and the JLP area are also published in TP3E; TP3F and TP3G.
 The trajectories include the latest information about delivery, and the Councils
have considered the extent to which the lead in times and delivery have been
agreed with the main developers for each large site. The Councils sought the
views of the main developers regarding the Councils’ draft trajectories and
assumption from mid-October to early November 2017. The JLP Councils
considered all responses received. In some cases the Councils revised their
trajectories taking account of new information from the developers. In other
cases, the Councils’ trajectories have not been amended. The Councils
maintained an audit trail of responses. The areas of agreement are set out in
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TP3H and TP3I. Where there isn’t agreement the JLP Councils have set out the
assumptions regarding lead in times and delivery for the relevant sites.
1.15

The assessment of supply and justification of policy set out in this January 2018
housing topic paper takes account of these new housing trajectories.

Housing need evidence and its conversion into JLP housing provision policy
1.16

This topic paper explains how the housing provision totals have been calculated.
The focus is on converting forecast housing need into policy as housing provision
targets for the plan period 2014 to 2034. The updated evidence on housing supply
provides a ‘reality check’ relating to deliverability as part of the justification of that
conversion.

1.17

The method to justify housing provision within the plan area follows the staged
process advocated in the Planning Advisory Service (PAS)7. There are two stages
and they establish the following:
 The objectively assessed need for housing (OAN) on which the plan relies
– this is derived from an objective analysis of the evidence to the exclusion of
any policy objectives and value judgments. Section 2 of this paper considers the
relevant context provided by legislation, government policy and practice
guidance. Evidence about the OAN is entirely about need and demand, to the
exclusion of any supply side factors. This is sometimes referred to as ‘policy-off’.
Section 3 of this topic paper focuses on the evidence which identifies the OAN
for the Plymouth HMA that is derived by aggregating the forecast OAN from each
of the three administrative local authority areas to the HMA total. Section 4 is the
JLP Councils’ consideration and endorsement of that OAN evidence.
 Housing provision totals- These are a matter of policy and are referred to in
this paper as housing ‘targets’. Sections 5 and 6 translate OAN into JLP housing
provision policy targets. Supply side matters, for both market and affordable
housing, are taken into account when translating the OAN into the JLP housing
provision targets. Those targets are ‘policy-on’. Supply sources and delivery
(including housing trajectories) are set out in Section 7, followed by Section 8 on
maintaining housing supply and the housing implementation strategy. The
relationship between OAN, affordable housing need, and the affordable housing
requirement targets in JLP policy, is complex. This is looked at in Section 9. The
Councils are mindful that consideration of market signals, including affordability,
for OAN purposes is wholly separate from the Councils’ consideration about
whether affordable housing need justifies further uplifting the JLP housing
provision targets, above the OAN.

7

Objectively Assessed Need and Housing Targets technical advice note 2nd Edition, PAS, July 2015
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Geography
1.18

NPPF paragraph 159 requires housing need to be assessed for housing market
areas. Together, the three local authority administrative areas of Plymouth, South
Hams and West Devon comprise the Plymouth Housing Market Area.

1.19

The Plymouth HMA straddles local authority boundaries. Consequently the three
authorities have worked together to assess needs across the Housing Market Area
as a whole. This is in line with National Planning Policy Framework (NPPF) and
National Planning Practice Guidance (NPPG). The analysis of the objectively
assessed housing need of the Plymouth HMA was undertaken through the Strategic
Housing Market Assessment Part 1 (SHMA). (HO13) provides the evidence about
housing need in the Plymouth HMA. This relies on the assessment of need
calculated at the district level which is aggregated to the HMA total.

1.20

The Plymouth HMA includes that part of the Dartmoor National Park (DNP) which is
situated in South Hams and West Devon. Housing needs of the Plymouth HMA
identified for the SHMA include the needs in this part of the DNP. However the
Plymouth HMA excludes that part of the DNP which is within the administrative area
of Teignbridge District Council. The latter is in the Greater Exeter HMA.

1.21

The JLP area lies wholly within the Plymouth HMA, and contains most of the HMA’s
population and much of its land area. The area of the Joint Local Plan comprises
the administrative areas of the Local Planning Authorities of Plymouth City, South
Hams and West Devon, but not the Dartmoor National Park Authority (DNPA). The
JLP’s reliance on the SHMA Part 1 evidence for justifying and testing the Plymouth
HMA is set out in Section 3 of this Topic Paper.
Consistency with national planning policy

1.22

The topic paper demonstrates how the Submission JLP strategy and policy for
housing provision emerged through the JLP Councils considering: the guidance to
be followed; evidence collected; assessment of all reasonable options; and the
sustainability appraisal of the policy.

1.23

To boost significantly the supply of housing, the JLP Councils have used the
evidence base to meet the full objectively assessed needs for housing and
affordable housing in the HMA, subject to the caveats set out in NPPF. They have
worked collaboratively with each other to meet development requirements in the
JLP area that cannot be wholly met within individual Authority areas, where it is
reasonable to do so and consistent with achieving sustainable development. They
have also worked collaboratively with the adjoining LPAs including the DNPA to
consider strategic cross boundary issues. This is consistent with national policy
(NPPF paragraph 47). Section 2 of this topic paper identifies the key planning policy
and related guidance. Sections 3 to 9 demonstrate how the JLP and the plan
making are consistent with government policy and guidance.
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1.24

Section 10 focuses on main findings from the sustainability appraisal of JLP Policy
SPT3 on housing provision. Finally, Section 11 draws conclusions about the JLP
policies on housing provision and supply by applying the tests of soundness.
Evidence signposting

1.25

As well as providing evidence, this document also signposts relevant documents
that are in the JLP evidence base and the Examination Library. The document
references are those used by the Examination Library. The Topic Paper provides
the audit trail of information and data about housing need and supply within the
wider evidence base which has been prepared to support the preparation of the JLP
and its examination. The Paper’s narrative draws extensively on a range of
evidence documents including the SHMA. It pulls together the evidence to justify the
planned scale of housing growth, the strategic distribution of housing development,
and the alignment of housing, jobs and the labour force. The JLP Councils rely on
this evidence to justify the housing provision targets set out in Policy SPT3, and to
confirm that the targets remain justified by the latest evidence.
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2. CONTEXT

2.1

The assessment of housing need and its translation into the JLP policy targets was
undertaken within the context provided by legislation, national planning policy and
guidance, whilst cognisant of other relevant guidance that exists or is emerging.

Legislative Position
2.2

Section 19(2) of the Planning and Compulsory Purchase Act 2004 provides that, in
preparing a local development document (under which definition the JLP falls), an
authority must, amongst other things, have regard to ‘national policies and advice
contained in guidance issued by the Secretary of State’. As such, in preparing a
Local Plan, it is necessary for the LPA to give due consideration to the Government’s
national planning policy and guidance. This is a legal test.

National Policy and Guidance
National Planning Policy Framework (NPPF)
2.3

The Government’s approach to planning is principally set out in NPPF. Paragraphs
2.10 to 2.22 of this topic paper focus primarily on the version of NPPF current as at
February 2017. But as highlighted above, the Government is consulting on changes
to NPPF that will impact on housing provision and supply, and plan making.

2.4

For the JLP to be found sound, the plan will need to meet the 4 tests of soundness
set out in paragraph 182. One of these is that the plan is :


‘Consistent with national policy – the plan should enable the delivery of
sustainable development in accordance with the policies in the Framework.’

2.5

Appendix 7 of the topic paper provides a Compatibility Table of JLP policy on housing
provision and the evidence base compared to NPPF.

2.6

In the Housing White Paper published on 7 February 2017, the Government
announced its consultation on amending the tests of soundness that plan-making
must meet to:

2.7



make clear that the LPA should set out ‘an’ appropriate strategy for the area
rather than having to demonstrate that it contains ‘the most’ appropriate strategy



tighten the definition of what evidence is required to support a ‘sound’ plan – to
allow for a more proportionate approach, while ensuring that clear and concise
evidence is available on the key issues that affect the capacity of each area to
accommodate development.

The Government considers that the purpose of the planning system is to contribute to
the achievement of sustainable development. In doing so, it considers that ‘widening
the choice of high quality homes’ is one of the components of delivering sustainable
development (NPPF paragraph 9).
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Presumption in favour of sustainable development
2.8

The need for a Local Plan to incorporate a locally derived housing requirement can
be linked directly back to the underlying ‘golden thread’ in the NPPF (paragraph 14)
that establishes a ‘presumption in favour of sustainable development’’.

2.9

For plan-making this presumption requires that LPAs take a positive approach to
seeking opportunities to meet the development needs of their area. To do so, it states
that local planning authorities should prepare local plans that seek to meet objectively
assessed needs [for development] unless any adverse impacts of doing so would
significantly and demonstrably outweigh the benefits (NPPF paragraph 14).
Core Planning Principles

2.10

Building upon the overarching role of delivering sustainable development, the NPPF
establishes a set of core land use planning principles that should underpin both plan
making and decision taking. With respect to housing, the principles set out that the
planning system should ‘proactively drive and support sustainable economic
development to deliver the homes that the country needs’. In doing so, it states that
‘every effort should be made objectively to identify and then meet the housing,
business and other development needs of an area, and respond positively to wider
opportunities for growth’ (NPPF paragraph 17).
Boosting the Supply of Housing

2.11

NPPF Paragraph 47 makes clear that LPAs should ‘boost significantly the supply of
housing’. This is clearly a primary driver for plan-making.
Role of Local Plans

2.12

NPPF paragraph 151 recognises that plan-making, and therefore local plans, have an
important role to play in the delivery of sustainable development and hence the
provision of housing; setting out that in accordance with section 39(2) of the Planning
and Compulsory Purchase Act 2004, ‘Local Plans must be prepared with the
objective of contributing to the achievement of sustainable development’.

2.13

Paragraph 156 indicates that LPAs should ‘set out the strategic priorities for the area
in the Local Plan’ and that the Local Plan ‘should include strategic priorities to
deliver…the homes and jobs needed in the area. …’

2.14

Paragraph 14 complements this by stating that ‘local planning authorities should
positively seek opportunities to meet the development needs of their area’. Referring
to Local Plans it states that they should ‘meet objectively assessed needs, with
sufficient flexibility to adapt to rapid change, unless:
o

any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this
Framework taken as a whole; or
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o

Specific policies in the Framework indicated development should be
restricted 9 [NPPF footnote 9 states ‘For example, those policies relating to sites
protected under the Birds and Habitats Directives (see paragraph 119) and/or designated
as Sites of Special Scientific Interest; land designated as Green Belt, Local Green Space,
an Area of Outstanding Natural Beauty, Heritage Coast or within a National Park (or the
Broads Authority); designated heritage assets; and locations at risk of flooding or coastal
erosion’]

2.15

Building upon this, and reflecting that public bodies have a statutory duty to cooperate on planning issues that cross administrative boundaries, NPPF Paragraph
170 also sets out that ‘local planning authorities should work together to meet
development requirements which cannot wholly be met within their own areas’.
Housing Need and Evidence Base Requirements

2.16

With respect to evidencing the strategies provided within a Local Plan, NPPF
paragraph 158 sets out that LPAs should ensure that their Local Plans are based
upon ‘adequate, up-to-date and relevant evidence about the economic, social and
environmental characteristics and prospects of the area’. In doing so, it obliges local
planning authorities to ‘ensure that their assessment of and strategies for housing,
employment and other uses are integrated, and that they take full account of market
and economic signals’. The emphasis is on using a proportionate evidence base.
This topic paper highlights the main reasons why the JLP Councils consider that the
evidence supporting the housing provision targets in Policy SPT3 is consistent with
NPPF paragraph 158. For example, Appendix 1 of the topic paper focuses on the
robustness of the SHMA process.

2.17

To boost significantly the supply of housing, NPPF paragraph 47 states that the LPAs
should:
‘use their evidence base to ensure that their Local Plan meets the full,
objectively assessed needs for market and affordable housing in the housing
market area, as far as is consistent with the policies set out in this Framework,
including identifying key sites which are critical to the delivery of the housing
strategy over the plan period;…..’

2.18

Paragraph 159 makes clear that LPAs should have a ‘clear understanding of housing
needs in their area’. To do so, it states that they should ‘prepare a Strategic Housing
Market Assessment to assess their full housing needs, working with neighbouring
authorities where housing market areas cross administrative. Such assessments in
isolation.

2.19

Paragraph 159 goes on to state the SHMA should ‘identify the scale and mix of
housing and the range of tenures that the local population is likely to need over the
plan period which:


meets household and population projections, taking account of migration and
demographic change;



addresses the need for all types of housing, including affordable housing and
the needs of different groups in the community (such as, but not limited to,
9
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families with children, older people, people with disabilities, service families and
people wishing to build their own homes; and


caters for housing demand and the scale of housing supply necessary to meet
this demand;’…..

2.20 NPPF Paragraph 50 states that ‘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 …..plan for a mix of housing based on
current and future demographic trends, market trends and the needs of different
groups in the community (such as, but not limited to, families with children, older
people, people with disabilities, service families and people wishing to build their own
homes);….’
2.21

The core planning principles in NPPF Paragraph 17 state clearly that Local Plans
should ‘take account of market signals such as land prices and housing affordability,
and set out a clear strategy for allocating sufficient land which is suitable for
development in their area, taking into account of the needs of the residential and
business communities’.

2.22

Assessment of housing need has evolved. Previous guidance published in 2007
which guided early work on the preparation of JLP (at the time of the One Plan) has
been withdrawn8. It has been replaced by National Planning Practice Guidance –
Housing and Economic Development Needs Assessments (HEDNA). Section 3 of
this topic paper, signposts the relevant parts of the evidence on housing need in the
Plymouth HMA.
Housing Supply and Evidence Base Requirements

2.23

8

NPPF sets out a number of factors to be taken into account when considering the
housing land supply for the Local Plan. Paragraph 47 requires LPAs to ‘significantly
boost the supply of housing’ and that ‘…local planning authorities should:



use their evidence base to ensure that their Local Plan meets the full,
objectively assessed needs for market and affordable housing in the
housing market area, as far as is consistent with the policies set out in this
Framework, including identifying key sites which are critical to the delivery of
the housing strategy over the plan period;



identify and update annually a supply of specific deliverable sites
sufficient to provide five years worth of housing against their housing
requirements with an additional buffer of 5% (moved forward from later in
the plan period) to ensure choice and competition in the market for land.
Where there has been a record of persistent under delivery of housing, local
planning authorities should increase the buffer to 20% (moved forward from
later in the plan period) to provide a realistic prospect of achieving the
planned supply and to ensure choice and competition in the market for land;

Strategic Housing Market Assessments: Practice Guidance (DCLG - August 2007) withdrawn 7 March 2014
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identify a supply of specific, developable sites or broad locations for
growth, for years 6-10 and, where possible, for years 11-15;for market
and affordable housing, illustrate the expected rate of housing delivery
through a housing trajectory for the plan period and set out a housing
implementation strategy for the full range of housing describing how they will
maintain delivery of a five-year supply of housing land to meet their housing
target;...'

2.24

Footnote 11 to the NPPF defines ‘deliverable sites’ as being ‘available now, offer a
suitable location for development now, and be achievable with a realistic prospect
that housing will be delivered on the site within five years and in particular that
development of the site is viable. Sites with planning permission should be
considered deliverable until permission expires, unless there is clear evidence that
schemes will not be implemented within five years, for example they will not be
viable, there is no longer a demand for the type of units or sites have long term
phasing plans.’

2.25

Footnote 12 defines ‘developable sites’ as being in a suitable location for housing
development and there should be a reasonable prospect that the site is available and
could be viably developed at the point envisaged.’

2.26

In relation to the second bullet point relating to five year land supply requirement
further detail on the Government’s preferred approach to calculating the land supply
and also as to how LPAs should come to a view as to if there is a ‘record of persistent
under delivery’ is included in the NPPG, it states:



‘What is the starting point for the five-year housing supply?
NPPG ID: 3-030-20140306

The National Planning Policy Framework sets out that ‘local planning
authorities should identify and update annually a supply of specific
deliverable sites sufficient to provide five years’ worth of housing against
their housing requirements. Therefore local planning authorities should have
an identified five-year housing supply at all points during the plan period.’


‘How should local planning authorities deal with past under-supply?
NPPG ID: 3-035-20140306

The approach to identifying a record of persistent under delivery of housing
involves questions of judgment for the decision maker in order to determine
whether or not a particular degree of under delivery of housing triggers the
requirement to bring forward an additional supply of housing.’
The factors behind persistent under delivery may vary from place to place and,
therefore, there can be no universally applicable test or definition of the term. It
is legitimate to consider a range of issues, such as the effect of imposed
housing moratoriums and the delivery rate before and after any such
moratoriums.
The assessment of a local delivery record is likely to be more robust if a longer
term view is taken, since this is likely to take account of the peaks and troughs
of the housing market cycle. LPAs should aim to deal with any undersupply
within the first 5 years of the plan period where possible. Where this cannot be
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met in the first 5 years, local planning authorities will need to work with
neighbouring authorities under the ‘Duty to Cooperate.’
Evolving Government policy
2.27

The Government has recognised the importance of housing as one of four areas
critical for productivity (the others are transport, digital communications, R& D). The
focus is on accelerating new housing supply, affordable housing and the housing
infrastructure fund. The latter is targeted at unlocking new private sector
housebuilding. Government housing measures include those set out in the 2016
Autumn Statement for ‘injecting the stimulus the market needs for a step change in
the number of homes being built in the places people want to live’. This complements
the national planning policy towards boosting housing supply.

2.28

The Government’s Autumn Statement made clear that it would set out a
comprehensive package of reform to increase UK housing supply and ‘halt the
decline in housing affordability’.
Housing White Paper

2.29

On 7 February 2017, the Government published The Housing White Paper ‘Fixing our
broken housing market’ (Cm 9352). The starting point is to build more homes. The
White Paper’s policies and proposals focus on:


more land for homes where people want to live... requiring all areas to have
up-to-date plans in place and ensure that communities are comfortable with
how new homes look.



ensuring that homes are built quickly once planning permissions are granted.



diversifying the housing market, opening it up to smaller builders and those
who embrace innovative and efficient methods. We will encourage housing
associations and local authorities to build more, and we will work to attract
new investors into residential development including homes for rent.



taking more steps to continue helping people now, including by improving
safeguards in the private rented sector, and doing more to prevent
homelessness and to help households currently priced out of the market.

2.30

The White Paper includes proposals for relating to the assessment of housing need.
Section 4 of this topic paper considers whether there are implications for the JLP
evidence at this time: Section 7 of the topic paper focuses on housing supply to meet
the housing provision for the plan period and considers the potential effect of the
White Paper proposals, including the proposed new housing delivery test.

2.31

Section 7 explores the potential impact of the White Paper’s proposals towards
building homes faster, mindful of the need for timely plan preparation, proportionate
evidence and the tests of soundness. It also considers the proposed changes to
NPPF for the potential implications for the plan making and the policy area approach
that is being taken in the JLP with regard to 5 year housing land supply assessment,
now and in the future. In addition this section considers the possible implications of
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the White Paper’s proposals relating to neighbourhood plans regarding the JLP
allowance for housing supply from neighbourhood planning proposals.
2.32

The Government is already legislating through the Neighbourhood Planning Bill and
its requirement for all areas to be covered by a plan. The White Paper includes
proposals to amend processes relating to plan making, including those to :
1. Make plans easier to produce by:
i. ensuring that every authority is covered by a plan, but removing the
expectation that they should be covered by a single local plan.
Instead, Government will set out the strategic priorities that each area
should plan for, with flexibility over how they may do so. Documents
should not duplicate one another unless clearly justified
ii. amending the tests for assessing whether a plan is ‘sound’;
iii. making the evidence needed to support plans more proportionate;
iv. improve the use of digital tools to make plans and planning data more
accessible, and
v. review the consultation and examination procedures for all types of
plan to ensure they are proportionate.
2. Make sure every community has an up to date sufficiently ambitious plan,
through the Government:
i. intervening where necessary to ensure that plans are put in place.
ii. intending to set out in regulations a requirement for local plans and
other local development documents to be reviewed at least once every
5 years. An authority will need to update their plan if their existing
housing target ‘can no longer be justified against their objectively
assessed housing requirement, unless they have agreed a departure from
the standard methodology with the Planning Inspectorate’.
iii. consulting on changes to the NPPF so that authorities are expected to
prepare a Statement of Common Ground, setting out how they will work
together to meet housing requirements and other issues that cut across
authority boundaries.

2.33

The Government is consulting on a range of specific planning proposals set out in
chapters 1 and 2 of the White Paper that could impact on the JLP, the plan making
process and the JLP evidence. Annex 1 provides further detail of the changes to planning
policy and legislation needed to implement the proposals in chapters 1 and 2.

2.34

Subsequently, the Government has consulted on the “Planning for the right homes in
the right places: consultation proposals- September 2017. In their note of 9 October
2017 (EXC4), the JLP Inspectors asked whether the JLP Councils consider that there
any implications for the current examination of the JLP regarding the Government’s
proposed approach to calculating local housing need, including transitional
arrangements. In their response (EXC4A) the JLP Councils consider that the
examination should progress using the current approach to establishing housing
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needs as set out in the evidence base supporting the JLP. The primary source of
evidence about the objectively assessed need for housing for the Joint Local Plan is
SHMA Part 1 (HO13).
Other Guidance
2.35

Planning Advisory Service Guidance PAS has prepared a technical advice note9
with respect to Objectively Assessed Need and Housing Targets. Whilst the advice
note has no formal status, it is based upon existing good practice and builds upon the
recommendations made by planning inspectors in relation to Local Plan
examinations. The SHMA Part 1 on the Plymouth HMA OAN (paragraph 3.1.1 and
6.6.1), confirms that the process used to update the objectively assessed need
follows that set out in the Planning Practice Guidance (PPG) and also the Planning
Advisory Service Technical Advice Note, notably paragraph 3.5.1. Likewise, the JLP
Councils have taken it into account when translating need into targets, as set out in
Section 5 of this topic paper.

2.36

Local Plans Expert Group recommendations LPEG published their Report to the
Communities Secretary and to the Minister of Housing and Planning in March 2016.
Their remit was to consider how local plan making could be made more efficient and
effective. Their work includes that following matters that are particularly relevant to
this topic paper:
a) OANs LPEG identified two particular problems for authorities undertaking SHMAs
a. there is no pre-set determination of the boundaries of HMAs –
LPEG recommend Government to commission statistical assessment of
HMA boundaries based on the last Census and to strengthen guidance in
the NPPG that the outcome should be applied in future local plans, with
boundaries adjusted to local authority boundaries for simplicity. In the
longer term, Government should also work towards harmonising economic
and housing planning boundaries to aid coordination
b. there is no definitive guidance on the way in which to prepare a SHMA,
leading to significant disagreement and uncertainty over housing numbers,
which then affects every stage of the plan making process. LPEG
provides detailed recommendations for a shorter, simplified, standard
methodology for SHMAs and, in particular for assessing housing need,
with the aim of saving very significant time, money and, most importantly,
with the intention of removing unnecessary debate from this aspect of plan
making.
b) Implementation and Delivery –one problem identified by LPEG is that the way in
which the five year housing land supply requirement is dealt with at and following
the adoption of local plans causes difficulties, including the fact that it is often
immediately out of date and challenged at Section 78 Appeals by developers

9

Objectively Assessed Need and Housing Targets – Technical advice note (Planning Advisory Service, July 2015)
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bringing forward new evidence, leading to extensive dispute and the release of
unplanned sites.
LPEG recommendations include
a. A definitive approach to calculating five year housing land supply
b. a process for annual monitoring reports to be signed off by an independent
examiner, with the result being treated as the definitive years supply
calculation for that local authority area until the following monitoring report.
c. the housing requirement adopted in the local plan to be treated as the
definitive basis for the calculation for a period of at least three years
commencing at the date at which the Inspector concluded that the housing
requirement was sound.
2.37

The Housing White Paper (February 2017) has started the process of responding to
issues raised by LPEG, but key matters such as a standard methodology for
assessing need have not yet been clarified, and are subject to further consultation
(see paragraph 4.14 of this Topic Paper).

2.38

The OAN evidence on which the JLP Councils rely, has had regard to LPEG
recommendations, notably in SHMA Part 1 Section 5.8 on market signals, paragraphs
5.9.3 and 5.9.4 and in Tables 15, 16 and 17.
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3. EVIDENCE:
SHMA AND THE OBJECTIVE ASSESSMENT OF HOUSING NEED

Strategic Housing Market Assessment
3.1

The Plymouth Strategic Housing Market Assessment 2017 is a key document which
the JLP Councils relied on, in combination with other evidence in the JLP evidence
base, to justify Policy SPT3. The SHMA comprises the following parts/set of
documents:


Part 1: The Housing Market Area and Updating the Objectively Assessed Need10



Part 2 Strategic Housing Market Assessment Part 2 – Objectively Assessed
Need for Affordable Housing11

3.2

NPPF paragraph 159 makes clear that LPAs should have a clear understanding of
housing needs in their area…they should prepare a Strategic Housing Market
Assessment to assess their full housing needs. SHMA parts 1 and 2 fulfil that
requirement.

3.3

NPPG12 refers to an approach through an assessment of housing and economic
development needs (HEDNA). This includes the Strategic Housing Market
Assessment requirement as set out in the NPPF (paragraph 159). The JLP Councils
have chosen to produce a suite of documentary evidence regarding the needs for
housing and economic development, rather than combine the evidence into a single
HEDNA document.

3.4

For the avoidance of doubt, the JLP evidence is consistent with the methodology for
assessing needs as set out in the Guidance. The needs assessments have been
brought together through the process of evidence preparation. The JLP Councils
originally commissioned Peter Brett Associates LLP to undertake the assessments of
need for housing and economic development in the Plymouth HMA. This work has
evolved, in particular through the production of The Strategic Housing Market
Assessment Parts 1 and 2. These cover the extent of the HMA and the Objectively
Assessed Need for housing, and the Affordable housing need respectively. The
assessment of affordable housing need was undertaken by HDH Planning and
Development as sub-contractors to PBA.

3.5

Alignment of the needs assessments is further achieved through the use of
information such as the employment forecasts prepared by Experian aligned with the
Plymouth HMA growth and demographic projections that are common to the
assessments. SHMA Part 1 includes Section 4 which considers how economic

10

Peter Brett Associates LLP – February 2017
HDH Planning and Development Ltd – February 2017. SHMA Part 2 provides a calculation of need for
affordable housing in the HMA that is separate from the calculation of the Objectively Assessed Need for
housing, and relates to a different meaning of the term ‘need’.
12
ID 2a-001-20140306
11
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performance or different employment projections would affect dwelling requirements
in future. This was informed by the separate Assessment of the Employment
Forecasts by PBA. The JLP Councils preparation of the plan has been informed by
this evidence and also for example by evidence about the employment land review.
The Plymouth Housing Market Area
3.6

The SHMA Part 1 study examines the HMA and tests whether Plymouth, South Hams
and West Devon Local Authority areas, including the part of Dartmoor National Park
which is within those local authorities’ area, appropriately form a HMA.

3.7

The LPAs consider that the evidence to justify the extent of the Plymouth HMA, as set
out in the SHMA Part 1, is robust and proportionate. They agree with the conclusions
set out in Section 2.9, and in particular the conclusion in paragraph 2.9.6 that ”it is an
entirely appropriate and pragmatic approach to pursue an approach which considers
the area of Plymouth, West Devon and South Hams, including the part of Dartmoor
National Park which is within those local authority areas as a HMA for the purposes of
plan making and the establishment of an objectively assessed need”. As explained in
paragraph 6.1.3, it is a pragmatic basis for assessing housing need. The LPAs
therefore rely on this definition of the Plymouth HMA and accept that the OAN for the
Plymouth HMA should be assessed on the basis of the administrative areas of the
local authorities of Plymouth City, South Hams District and West Devon Borough
Councils.

3.8

Reflecting the advice in SHMA Part 1 paragraph 2.9.7, the LPAs acknowledge that
there are strong links and relationships with adjacent authorities particularly with
Cornwall in the west, Torbay in the east and Exeter in the north. This topic paper sets
out evidence which demonstrates how strategic cross boundary issues relating to
those areas regarding housing provision have been considered and addressed.
Objectively Assessed Need for Housing

3.9

In line with national planning policy and practice guidance, the starting point for
establishing the provision targets is the OAN for housing for the Plymouth HMA. The
HMA OAN has been derived on the basis of up-to-date evidence on levels of
household growth, migration and commuting within the context of the new Travel to
Work area geography, using Peter Brett Associates standard methodology. The
methodology, analysis and results are set out in the SHMA Part 1 (February 2017).13

3.10

In compliance with their Duty to Co-operate, and consistent with the extent of the
Plymouth Housing Market Area, the JLP LPAs have worked closely with each other
and in conjunction, with the Dartmoor National Park Authority during the
commissioning and production of this new evidence. This has involved:


gaining agreement in December 2015 to producing a joint local plan,
subject to a detailed Collaboration Agreement to include obtaining new
evidence to support joint plan–making. This included an objective

13

This is an up-date of earlier evidence set out in the report called ‘Establishing the Objectively Assessed Need
Updated Note’ June 2016
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assessment of housing need for all three authority areas comprising the
Plymouth HMA;


collaborating with the Dartmoor National Park Authority, as a Local
Planning Authority, as part of the National Park lies within the Plymouth
HMA;



preparation of the project proposals to encompass the Plymouth HMA;



participation by officers from the JLP LPAs via the evidence projectworking arrangements; DNPA are contributing financially as commenting
on the emerging evidence



obtaining the new employment forecasts for all 3 authority areas from
Experian and sharing the results;



commissioning the suite of scenarios for all 3 authority areas and sharing
the results;



commissioning the work to critically assess the new evidence and
prepare the SHMA report (now Part 1 and Part 2).

3.11

The JLP LPAs and the DNPA will update their Duty to Co-operate evidence
documentation to reflect and record this evidence gathering activity.

3.12

That evidence concludes that the total Plymouth HMA objectively assessed need for
housing for the period 2014 to 2034 is for 27,300 new homes. As made clear in
SHMA Part 1 Paragraph 3.1.2, the assessment of Objectively Assessed Need is for
the whole HMA. This is built up from an assessment of information which is only
available at district level, and therefore the SHMA provides this information for each
authority, as well as for the total need for the HMA. That total is therefore the sum of
the assessed scale of need over the plan period for each of the three Local Authority
areas: Plymouth City, the South Hams and West Devon. The total covers the needs
for market and affordable housing, in line with NPPF paragraph 47.

3.13

SHMA Part 1 supersedes the following evidence which the LPAs published in July
2016 that had informed and accompanied the Joint Local Plan documents published
for consultation in July-August 2016:

3.14



Testing and establishing the Plymouth Housing Market Area June 201614



Establishing the “Objectively Assessed Need” June 201615



Market Signals update June 2016.16

SHMA Part 1 also supersedes the Strategic Housing Market Needs Assessment
(SHMNA) – Main Report -Plymouth City Council, South Hams District Council, West
Devon Borough Council, Cornwall Council and Dartmoor National Park Authority, July
2013 (GVA/Edge Analytics). The SHMNA had informed earlier plan preparation and
consultation on the Plymouth Plan (Part One – January 2015 Consultation Draft) and

14

Peter Brett Associates Jube 2016
Peter Brett Associates June 2016 HO17
16
Peter Brett Associates June 2016
15
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the West Devon One Plan (Publication Plan - February 2015), and the progress made
in preparing the consultation document (Regulation 18) in July 2014 ‘Shaping our
communities to 2031’ about the scope of the South Hams - Our Plan -having
completed a SHMNA which looked at housing needs across the district (reported in
the newsletter of February 2015).
OAN - The recommended scenario
3.15

3.16

SHMA Part 1 developed two scenarios for calculating the HMA OAN for housing:


Scenario 1:

Using official 2014 based household projections and adjusted
for vacancy and uplifted for market signals



Scenario 2:

Using updated Local DCC 10 year migration trend and uplifted
for market signals

The recommendation set out in SHMA Part 1 - paragraph 6.2 is as follows:
“6.2.1

Scenario 2 above is considered to be the most robust demographic
projection and with the market signals uplift is considered to represent the
full objectively assessed housing need figure for the Plymouth Housing
Market Area, including that part of Dartmoor National Park that is within the
districts of South Hams and West Devon.

6.2.2

The full objectively assessed need figure for the HMA is approximately
27,300 dwellings to be delivered over the period 2014-2034.”

Key results of the SHMA Part 1 - HMA OAN
3.17

This topic paper provides the audit trail highlighting the main conclusions in the
SHMA Part 1 evidence on OAN on which the LPAs rely to determine the overall scale
of JLP housing provision and its distribution. To aid readers, the topic paper signposts
the detailed explanation by reference to the relevant tables and paragraphs in the
SHMA Part 1 report.
1. National Projections.

3.18

Consistent with National Planning Practice Guidance, the starting point in estimating
overall housing need is the latest national population (ONS) and household (CLG)
projections.

3.19

The baseline populations, households and dwelling stock in the HMA as at 2014 are
set out in Table 1 below.
Table 1 Baseline populations, households and dwelling stock at 2014
Local Authority Areas
and HMA
Plymouth HMA

dwellings
183,740

19

households

population

172,039

399,914
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2. Population growth
3.20

The latest ONS 2014 based Sub National Population Projections (SNPP; May 2016)
are set out in SHMA Part 1 Table 4. Those projections look to 2039 and use the 2014
mid-year estimates as the starting point at 2014. These are reproduced in Table 2.
Table 2 Population projections – District and HMA levels
Population

2014

Plymouth City

2034

Total growth
2014 – 2034

261,500

282,700

21,200

South Hams

84,100

90,600

6,500

West Devon

54,300

61,600

7,300

399,900

434,900

35,000

Plymouth HMA

3. Household growth
3.21

The latest CLG 2014 based household projections (July 2016) are set out in SHMA
Part 1 Table 5 showing net change 2014-2034, and are reproduced in Table 3 below.
Table 3 CLG 2014 based household projections - District and HMA levels
2014

2034

112,000

123,600

11,600

South Hams

37,700

42,100

4,400

West Devon

23,400

27,800

4,400

173,100

193,500

20,400

Plymouth City

HMA

Growth

Alternative, local demographic projections
3.22

The ONS and CLG projections are the official starting point for the OAN. However,
those projections are based on short term trends so SHMA Part 1 tested alternative
longer term trend based figures with migration rates over periods of: 5 years; 10
years; 20 years; and 30 years. Demographic projections produced locally provide
more detailed local information and are a valuable alternative source of data.

3.23

To ensure consistency with the Exeter HMA which use local demographic projections
produced by Devon County Council (DCC), the County Council was commissioned to
produce updated local demographic projections for the whole Plymouth HMA using
the same POPGROUP model and methodology. The methodology is explained in
the Local Modelling Report at Appendix 1 in SHMA Part 1.

3.24

The latest DCC projections (dated October 2016) supersede the April 2016 DCC
forecasts that were included in the OAN report (June 2016) because the former are
more up to date. They incorporate the ONS 2015 mid year population estimates as
well as the 2014 household representative rates (HRR). Appendix 1.2 considers the

20
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recently published ONS 2016 mid year population estimates. This is the only data
which has been updated since the publication of the SHMA Part 1. The 2016
estimates are lower than the Devon County Council population projections for that
year in all three local authority areas. The conclusion is that the SHMA evidence is
robust. Hence there is no justification for increasing the OAN relating to this new
evidence.
3.25

Testing alternatives
The DCC report tests the demographic data for the most appropriate demographic
starting point. They have updated the OAN for the HMA starting from the official
demographic projections. The DCC report highlights the issue of significant and
volatile migration into the Plymouth HMA. A key part of the study is to use the
demographics projection model to test the official demographic projections against
alternative scenarios based on local demographic data and over a range of migration
trend periods. Table 1 in that report compares the short term (5 year) migration rates
with a number of longer term local trend based projections using:


10 year migration (based on 2005 to 2015)



20 year migration trend and



30 year migration trend

3.26

The LPAs concur with the conclusions in SHMA Part 1 paragraphs 3.4 3 and 3.4.4
regarding the reasons for rejecting the 20 and 30 year projections, and the reasons
for accepting a 10 year projection.

3.27

Preferred demographic projections SHMA Part 1 Paragraphs 3.6.2 and 6.1.4
summarises the reasons for selecting the preferred demographic projections (DCC 10
year migration trend population projections based on 2005 to 2015 migration). The
DCC report (text following Table 1) justifies the choice of the 2005 to 2015 migration
period. The LPAs concur with these conclusions. A summary of the DCC local
projections are set out in SHMA Part 1 Table 6, and reproduced in Table 4 below.
Table 4: Local 10 year migration trend population projection
2014

2034

Total growth

261,500

295,300

33,700

South Hams

84,100

87,300

3,200

West Devon

54,300

60,200

5,900

399,900

442,700

42,800

Plymouth City

HMA
3.28

The JLP LPAs consider that demographic evidence set out in SHMA Part 1 report
and the DCC modelling is robust and proportionate, and accept that the OAN for the
Plymouth HMA should be underpinned by the 10 year migration scenario (based on
migration rates between 2005 and 2015) as recommended in SHMA Part 1.
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Translating the Population to Dwellings
3.29

The next step in calculating the OAN is to translate population into households and
households into dwellings.

3.30

Household Representative Rates - The LPAs agree with the conclusion in SHMA Part
1 paragraph 3.5.1 that the most recently available 2014 based household
representative rates are appropriate to use in the OAN calculation because they are
the most up to date. The DCC model uses these rates to translate population into
households.

3.31

Vacancy rates The DCC projections already takes vacant dwellings into account.
SHMA Part 1 Table 7 sets out the vacancy rates, which are based on Census 2011
data. The LPAs acknowledge that the vacancy rates include second homes, but
mindful of the need for the OAN to be robust, concur with the approach expressed in
SHMA Part 1 paragraphs 3.5.5 – 3.5.6. The District-specific vacancy rates set out in
SHMA Part 1 Table 7 (and reproduced in Table 5 below) are appropriate for JLP OAN
calculation purposes. The vacancy rates used are robust. They are based on 2011
Census evidence about vacant household spaces, and are specific to each local area
(ie specific to each District and not taken from national rates). The rates are applied
to the relevant district in SHMA Part 1 Table 7. The LPAs agree that no further
adjustment is therefore needed to take account of vacancies.
Table 5 Occupancy and Vacancy Rates by Local Authority

3.32

Occupied

Vacant

Plymouth

96.7%

3.3%

South Hams

85.2%

14.8%

West Devon

92.1%

7.9%

It is appropriate to take second homes into account when calculating the OAN.
Second homes are a part of the local housing market, particularly in South Hams.
Ignoring second homes as part of the market within the HMA now and in the future
would risk under-providing housing. The Councils do not have powers to prevent the
use of existing dwellings for second homes. It is unrealistic for the plan to be based
on an assumption that legislation or government policy regarding second homes
might change in the future, when there is no evidence at this time that this will
happen. The appropriate way to take second homes into account in this HMA is to
rely on the Census vacancy rates. These include second homes that were vacant as
well as vacant dwellings that had been principal residences.17

17

OAN is ‘policy off’ so is not constrained by supply considerations. The JLP Councils, however, are mindful that
the JLP does not have a policy to control ‘principal residence’ of new development generally across the plan
area but the JLP does not preclude Neighbourhood Plans seeking to pursue this, subject to their being able to
justify such a policy.
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3.33

The results of the DCC modelling are the dwellings projections (rounded) for the
authorities in the HMA resulting from the preferred demographic projection (DCC
local 10 year migration trend scenario). They are set out in SHMA Part 1 Table 5:
DCC dwelling projections for the Plymouth HMA and reproduced in Table 6 below.
Table 6 Dwellings- Demographic Projection (10 year migration trend)
Additional Dwellings 2014 - 2034
Area

Plymouth

DCC Dwelling Projections
Uses 2014 headship rates

Annual Average

16,600

830

South Hams

3,100

160

West Devon

4,300

220

24,000

1,210

Plymouth HMA

3.34

The next step in calculating the OAN is to consider how economic performance or
different employment projections would affect dwelling requirements in future. This
is not part of the DCC modelling. So, further assessment was undertaken by PBA and
reported in SHMA Part 1 to consider how economic performance or different
employment projections would affect dwelling requirements in future.

3.35

SHMA Part 1 Section 4 focuses on employment trends and the LPAs note that the
analysis relies on up to date Experian forecasts produced in November 201618. The
analysis in Section 4.2 considers the following two scenarios:

3.36

18



Baseline scenario – based on Experian’s standard employment projections but
adjusted in consultation with the study steering group to take into account an
undercounting of jobs in the fishing and defence sectors. These forecasts are
informed by the 2014 Sub-National Population Projections and Experian’s derived
participation rate (labour market economic activity) forecasts, which are discussed
below. The forecast indicates that the JLP area will deliver 19,700 jobs between
2014 and 2034; and



10-year migration trend scenario – these are the baseline forecasts as above but
adjusted to reflect the Devon County Council Local projections which use a 10year migration trend. The forecast indicates that the JLP area will deliver 20,400
jobs between 2014 and 2034.

The JLP LPAs expect that the HMA employment growth will focus on the JLP area,
not that part within the Dartmoor National Park. Any additional employment provision
within the Park is expected to be local, consistent with the National Park objectives.

Plymouth JLP Assessment of Employment Forecast Topic Paper Peter Brett Associates February 2017
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3.37

The difference between the two scenarios is modest (700 jobs). SHMA Part 1
indicates that the population structure leads to different variables and characteristics
of the economy and workforce. The report concludes that:


the results of demographic 10 year migration trend scenario demonstrate that
the HMA area is not constrained by a lack of local supply of labour. Instead,
the testing shows that the 10-year migration trend generates a slightly larger
labour supply. The percentage increase in commuting is substantial but the
total change is small. (HO13 paragraph 4.2.3)



the 10-year migration scenario forecasts show a slightly higher unemployment
rate and marginally lower economic activity rate in Plymouth relative to the
baseline. (HO13 paragraph 4.2.4)



there is no justification for adjusting the housing requirement down in
response to the top-down employment forecasts. (paragraph HO13 4.2.5)



there is no need for an economic uplift on the basis of the preferred
demographic scenario. (HO13 paragraph 4.4.6).

Market signals
3.38

The next step in calculating the OAN is to consider how market signals would affect
dwelling requirements in future. This is not part of the DCC modelling. So, further
assessment was undertaken by PBA and reported in SHMA Part 1.

3.39

In line with NPPG, SHMA Part 1 considers the adjustment of the preferred
demographic scenario to reflect appropriate market signals and indicators. The
evidence and analysis in Section 5 considers a wide range of signals and indicators
relevant as identified by the NPPG and the recommendations of the Local Plan
Expert Group (Appendix 6 - March 2016)19. The LPAs concur with the approach of
using the highest uplifts set out in SHMA Part 1 Table 15 and applying them to the
‘preferred’ demographics-based forecast of dwellings.

3.40

By using the highest end of the range it ensures the approach is robust and factors in
the highest level of uplift. The assessment of the OAN in SHMA Part 1 is based on
population and household projections and adjusted for market signals, one of which is
affordability PPG 2a-19, bullet 4. The relative uplifts that are included in the OAN
calculations are consistent with the JLP Councils’ understanding of affordability
across the plan area. SHMA Part 2 provides the evidence about affordability (see
HO13A Appendix 3) and uses this to forecast the breakdown of OAN by tenure
(HO13A Table 4.3). It is important to note that the PPG sets out the assessment of
the OAN (PPG 2a-14 to PPG 2a-20) separately to the assessment of Affordable
Housing Need (PPG 2a-22 to PPG 2a-29). The latter is not part of the OAN
assessment but is considered by the Councils when they judge whether there are any

19

http://lpeg.org/wp-content/uploads/2016/02/Appendices-local-plans-report-to-government.pdf
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reasons why the housing targets should differ from the OAN (See paragraphs 5.5 to
5.7 of this Topic Paper).
3.41

It should be noted that this uplift for market signals is made in order to recognise the
previous under-supply as well as the high house prices and rental levels. The issue
of past undersupply and the various concepts of backlog of need and supply are
considered in paragraphs 3.42 to 3.50 of this Topic Paper. It is not an uplift which
has been moderated by considerations related to future supply or the application of
policy that would influence the ability to deliver housing (see also TP3(rev) paragraph
4.2).
Backlog of need?

3.42

3.43

3.44

20

It has been asserted in some representations received on the July/August 2016 JLP
Regulation 18 consultations and in duly made representations received on the Presubmission JLP (Regulation 19) that the Objectively Assessed Need for housing
should take past ‘backlog’ into account, if past plan targets from the RSS, Structure
Plan or previous DPDs/Local Plans were not met, and that an OAN figure higher than
that in SHMA Part 1 (HO13) is appropriate. The reasons cited include the following:


The respondents consider that household formation has been suppressed for
some time, and therefore there is a backlog of need for housing that will be
released in the future. This will accelerate future household formation rates in the
JLP area.



Some representations have asserted that the rates will therefore increase over
time until they reach the levels forecast in the CLG 2008-based household
projections.



Others assert that formation rates should be set now to the 2008-based
household projections rates.



Others assert that because the plan period starts in 2014 the Full OAN for the
period between 2011 and 2014 has effectively been overlooked.

The JLP Councils consider that it is there is no evidence to justify adding a further
uplift to the 27,300 dwellings OAN for the Plymouth HMA that is set out in SHMA Part
1 (HO13), because:
a)

The OAN takes account of past undersupply of housing; and

b)

The OAN takes account of the latest household projections.

Past undersupply of housing PPG advises that further evidence should be
considered to identify whether market signals demonstrate that there has been an
undersupply of housing demand in the past. If this is the case, then the projections
may understate the need and should be adjusted upwards. SHMA Part 1 has
considered the range of signals as listed in PPG20 . Past undersupply of housing is
one of the reasons for the market signals uplifts that are already included in the OAN

PPG Housing and economic development needs assessment (paragraph 19 -. ID 2a-019-20140306)
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of 27,300 dwellings as recommended in SHMA Part 1. Paragraph 5.9.1 in SHMA Part
1 clearly states that
“ the assessment demonstrates that there are clearly issues of constrained
supply….. in parts of the HMA where an imbalance exists with market
undersupply relative to demand. Consequently it is necessary to factor in an
appropriate uplift to the figures, in order to recognise the previous
undersupply as well as the high house prices and rental levels….”
3.45

The uplifts included in the OAN calculations in Table 19 -are particularly significant in
the South Hams and West Devon at 25% and 20% respectively. The scale of uplift
applied to each district in the Plymouth HMA is wholly appropriate and relevant to the
local circumstances.

3.46

The OAN already includes an uplift for market signals of past under-supply so there is
no further backlog to include and there is no need to add a second uplift for
undersupply compared to historic policy on housing provision targets. This would be
double counting and therefore erroneous. The Councils are also mindful that the
provision targets for Plymouth City and South Hams were adopted in 2006, and
based on very elderly household projections. The South Hams Core Strategy also
relied on Devon Structure Plan housing targets to 2016 for the South Hams. The
Structure Plan was revoked on 20 May 2013.
Latest household projections

3.47

The Objectively Assessed Need for housing recommended in SHMA Part 1 is based
on up to date evidence, the starting point being the latest national projections. The
local demographic projections that have informed the OAN, and the OAN start from
2014 and incorporate projected future changes in household formation. The latest
national projections are the correct household representative rates to use in the
demographic forecasts.

3.48

The demographic evidence used in the SHMA is robust, and the JLP Councils concur
with the conclusions of Devon County Council set out in SHMA Part 1 Appendix 1;
that is:
“The County Council has undertaken dwellings projections based on the direct
application of headship rates from the 2014 DCLG household projections – the most
up to date available. As such the model inputs are in accordance with the DCLG
methodology and follow the approach advocated in paragraph 15 of the NPPG; to
use the DCLG projections and the underlying data as the starting point for dwellings
projections”.

3.49

The demographic projections underpinning the OAN have already included the latest
household formation rates. The JLP Councils do not agree with the assertion made in
some representations that the household formation rates used in the OAN should be
increased or accelerated ‘because there has been a lack of suitable accommodation,
households have not formed which means that the trends on which projections are
based do not reflect the real need. This creates a pent up demand for housing, which
should be measured or estimated and added to household projections’. The CLG
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Sub National Household projections wholly supersede historic household projections.
It is incorrect to use old, superseded projections such as the 2008-based projections.
3.50

Furthermore, making an additional allowance for future household to form because of
past suppressed household formation would be also be ‘double counting’ when the
OAN already includes an uplift for past undersupply.

CONCLUSION –OBJECTIVELY ASSESSED NEED FOR HOUSING
3.51

In conclusion, there is no justification for a further uplift to the OAN regarding
undersupply and no ‘backlog’ of need requiring additional policy provision to be
made. Consequently, there is then no justification for additional housing land supply
to be identified.

3.52

The OAN for the Plymouth HMA is 27,300 dwellings for the period 2014 to 2034.

3.53

The distribution of the need for housing is the subject of sections 5 and 6 of this topic
paper. Comparison of housing supply to the level of need to be accommodated in the
JLP plan area is set out in sections 7 and 8 in this topic paper.

THE OAN AND THE NEEDS OF PARTICULAR GROUPS
3.54

For the avoidance of doubt, the JLP Councils note that the needs for gypsies,
travellers and travelling showpeople are not included in the assessment of OAN
within the SHMA Part 1 so are not in the 27,300 dwellings Plymouth HMA OAN
recommended by SHMA Part 1. The needs of gypsies, travellers and travelling
showpeople are calculated separately in the Gypsy, Traveller and Travelling
Showpeople Accommodation Assessment: Final Report December 2016 (HO14).

3.55

The needs of older people are assessed in two ways by the SHMA. For all those who
are usual residents, as identified in the Census, their population growth is contained
within the population projections and for those who form an independent household
their growth is contained within the household projections both of which are used
within the SHMA Part 1 (HO13). The analysis in SHMA Part 2 (HO13A) then converts
this to a requirement for older people and households with specific needs over the
Plan period. These figures are included in the OAN.

3.56

The JLP Councils note that the household projections do not include those in
residential institutions and communal establishments which are excluded from the
definition of households because they are not housed in self-contained units.
Therefore these needs are not included in the OAN for housing.
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4. JLP COUNCILS CONSIDERATION OF THE OBJECTIVE ASSESSMENT OF
HOUSING NEED - HMA AND DISTRICT TOTALS
4.1

The key output of SHMA Part 1 is the recommended figure for the full objectively
assessed need for housing in the Plymouth Housing Market Area. Table 19 in SHMA
Part 1 provides the evidence, and is reproduced in Table 7 of this topic paper. The
HMA total is the summation of the need forecast in each of the authority areas.
Table 7 Plymouth HMA OAN 10 year migration trend projections upliftedScenario 2
10-year trend
projections
2014-2034*
Plymouth City

Market Signals
uplift

OAN
(dwellings)
2014-2034

16,561

10%

18,217

South Hams

3,139

25%

3,924

West Devon

4,302

20%

5,162

PLYMOUTH HMA

24,002

27,303

* Note - includes allowance for vacant dwellings

4.2

For the avoidance of doubt, the full objectively assessed need figure for the HMA
(approximately 27,300) published in SHMA Part 1 (Table 19) and as recommended in
paragraph 6.2.2 is ‘policy off’. In line with paragraphs 14 and 47 of the NPPF and the
Hunston High Court judgement21, the OAN has not been adjusted to take account of
supply constraints such as:


infrastructure or environmental designations; or



the means to deliver affordable housing supply (the NPPG’s affordable need
measure is not a constituent of the full OAN and the two numbers are not directly
comparable – see Section 9 of this topic paper).

The JLP Councils endorsement of the HMA OAN recommended in SHMA Part 1
4.3

The JLP Councils consider that the evidence as set out in SHMA Part 1 is robust and
proportionate because:


The process that has been used follows that set out in the Planning Practice
Guidance (PPG) and also the Planning Advisory Service Technical Advice Note
“Objectively Assessed Housing Needs and Housing Targets (updated July 2015)

21

City and District Council of St Albans vs The Queen (on application of) Hunston Properties Limited and
Secretary of State for Communities and Local Government & anr, Neutral Citation Number [2013] EWCA Ci
1610
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It has used an appropriate and up to date base date (2014)



It has used the latest available formal population and household projections,
produced by ONS and DCLG respectively, as the starting point



The process has considered the recent Local Plans Expert Group
recommendations which have been submitted to Government



The assessment is for the whole Plymouth Housing Market Area



It covers the need for all housing need



The housing need is considered for 20 years which effectively runs from 2014/15
to 2033/34 and consequently covers the JLP plan period of 2014 to 2034; and



The assessment is entirely about need and demand, to the exclusion of any
supply side factors.

4.4

The JLP Councils agree with the use of longer term demographic projections and
accept the conclusion in paragraph 3.4.4 that the 10 year migration trend coving a
period of 2005-2015 is considered to be the most robust trend based projection.

4.5

The JLP Councils concur with the approach to market signals, and the need for an
upward revision to the demographic projection summarised in paragraph 6.1.6, based
on the analysis in Section 5.9 and the approach in paragraph 5.9.3 based on Table
17.

4.6

The JLP Councils concur with the statement in SHMA Part 1 paragraph 6.1.5 that the
OAN has been informed by independent policy off employment forecasts which
demonstrated that using the 10 year migration trend demographic projections is a
reasonable and consistent forecast. The Councils also concur with the view in
paragraph 4.2.3 that under Scenario 2, as recommended by the PBA report, the scale
of employment growth would support the future job growth expected in the area
without substantially affecting commuting flows, and generate a labour supply
consistent with supporting the forecast local job demand, albeit with a slightly higher
unemployment rate and lower economic activity rate compared to the baseline. This
is consistent with the JLP Councils’ aims for increasing local job growth.

4.7

The JLP Councils therefore concur with the conclusions in paragraphs 4.2.5 and
4.2.6 that there is no justification for adjusting the housing requirement down in
response to the top down employment forecasts- a downward adjustment is not
necessary. Neither is there a need for an economic uplift on the basis of the
preferred demographic scenario.

4.8

The OAN in SHMA Part 1 has not been further adjusted for Affordable Housing Need
reasons as per PPG 2a-029. ‘Affordability’ and ‘Affordable Housing Need’ are two
different concepts in PPG and they are used for two different purposes. This
difference has been recognised in Local Plan examinations – such as the Stroud
Local Plan Inspector’s conclusions (see SHMA Part 2 paragraph 7.9).

4.9

The PPG sets out the assessment of the OAN (PPG 2a-14 to PPG 2a-20) separately
to the assessment of Affordable Housing Need (PPG 2a-22 to PPG 2a-29) as follows:
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1) The assessment of the OAN is based on population and household projections
and adjusted for market signals (one of which is ‘affordability’, see PPG 2a-19,
bullet 4). This is the method used in SHMA Part 1 (HO13) to calculate OAN.
2) The assessment of Affordable Housing Need is a calculation of the annual need
for affordable housing based on 4 elements (current need less current supply and
future need less future supply). This is assessed in Chapter 5 of SHMA Part 2.
SHMA Part 1 does not and should not adjust the OAN for Affordable Housing
Need reasons. Rather it is used to consider (bearing in mind a range of factors,
including viability) setting a housing target over and above the OAN where it could
help meet the need for affordable housing.
4.10

The JLP Councils agree that the separate consideration of Affordable Housing Need
related to PPG 2a-29 is for the Councils to undertake when considering the steps to
produce the policy on housing provision targets after the OAN has been calculated
(see paragraphs 5.5 to 5.7 in this Topic Paper).

4.11

Consequently, the JLP Councils accept the recommendation in section 6.2 of SHMA
Part 1: That is, that Scenario 2, as set out in Table 19, is considered to be the most
robust demographic projection and with the market signals uplift is considered to
represent the full objectively assessed housing need figure for the Plymouth Housing
Market Area, at 27,300 dwellings.

4.12

The JLP Councils accept that SHMA Part 1 provides the evidence justifying the OAN
of 27,300 dwellings in the Plymouth HMA and its constituent LPA areas. They agree
with the view expressed in paragraph 6.3.1 in that report that this OAN represents the
need for housing across the HMA and should be met in full within the HMA.

4.13

The HMA OAN of 27,300 dwellings is therefore the starting point for plan making,
when determining the scale of housing provision to be made through the Joint Local
Plan for the plan period.
Housing White Paper

4.14

Since the commissioning the preparation of the latest SHMA Part 1, the Government
has published the Housing White Paper. The Government is consulting on options for
a more standardised approach to identifying housing requirements, the outcome to be
reflected in changes to the NPPF. The White Paper indicates that Government:


wants councils to use the new standardised approach as they produce their
plans and will incentivise them to do so.



expects councils that decide not to use the new approach to explain why not
and to justify to the Planning Inspectorate the methodology they have adopted
in their area.



is consulting on what constitutes a reasonable justification for deviating from
the standard methodology, and make this explicit in NPPF



is consulting on proposals to incentivise authorities to get plans in place, in the
absence of an up-to-date local or strategic plan. Propose that by April 2018
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the new methodology for calculating objectively assessed requirement would
apply as the baseline for assessing five year housing land supply and housing
delivery. In specific circumstances where authorities are collaborating on
ambitious proposals for new homes, the Secretary of State would be able to
give additional time before this new baseline applies.


4.15

proposes to strengthen national policy so that LPAs are expected to have
clear policies for addressing the housing requirements of groups with
particular needs, such as older and disabled people.

The JLP Councils’ consideration of the Government’s consultation on a proposed
standard methodology for assessing housing need is set out in TP3(rev) Paragraphs
7.101 to 7.104. The Councils conclude that the SHMA Part 1 evidence about the
OAN in the Plymouth HMA remains the appropriate evidence to justify the housing
provision targets in JLP Policy SPT3.
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5. CONVERTING HMA NEED TO JLP AND POLICY AREA HOUSING
PROVISION
5.1

A key task for the Plymouth and South West Devon Joint Local Plan is to establish
the policy setting out how much housing is to be provided in the plan period (2014 to
2034). Submission JLP Policy SPT3 achieves this through housing provision policy
targets for the plan period that are expressed as ‘minimums’. As well as an overall
target for the plan area, there are targets for the two Policy Areas that are Plymouth
PA and Thriving Towns and Villages PA.

5.2

Section 5 of this Topic Paper provides the audit trail of how evidence has been used
by the JLP Councils to derive the total SPT3 housing provision targets22 for the JLP
area and the two Policy Areas. The Councils’ task has been to convert the evidence
on housing need into the housing provision targets. This Topic Paper explains the
steps in carrying out this task and the evidence on which the Councils rely.

5.3

The starting point is the evidence in SHMA Part 1 (HO13) on the Objectively
Assessed Need for housing (OAN). The JLP Councils have accepted the
recommendation in the evidence about the scale of OAN in the Plymouth HMA and
that the total HMA OAN of 27,300 dwellings is calculated by aggregating the OAN for
each of the three Local Authority areas comprising the HMA. (See paragraphs 4.3 to
4.13 of this Topic Paper).

5.4

As explained in Topic Paper paragraph 4.2, the OAN for the Plymouth HMA and the
OAN for its constituent Local Authority areas is ‘policy off’. A two stage process has
therefore been undertaken by the JLP Councils to convert the OAN to ‘policy on’
housing provision targets for the plan period, involving:
1. Consideration of affordable housing need; and
2. Conversion of OAN to policy targets, including the ‘distribution’ of need within
the plan area
STAGE 1 – Consideration of Affordable Housing Need

5.5

The first stage is the JLP Councils’ consideration of ‘Affordable Housing Need’ for
NPPG paragraph 29 purposes. That is, whether or not the JLP housing target in the
Local Plan should be increased above the OAN to assist with meeting the need for
affordable housing. This is separate from the consideration of affordability as part of
the Market Signals uplift already included in the OAN calculations23. The Councils
are mindful that the uplift above the demographic forecasts for market signals has

22

Section 9 of this topic paper provides the audit trail to justify the SPT3 Policy targets for the provision of
affordable housing for the JLP area and the two Policy Areas, and confirms that those affordable housing
provision targets are not additional to the overall housing provision targets
23
The PPG sets out the assessment of the OAN (PPG 2a-14 to PPG 2a-20) separately to the assessment of
Affordable Housing Need (PPG 2a-22 to PPG 2a-29). Paragraph 4.5 of this Topic Paper confirms that the OAN in
SHMA Part 1 includes the uplifts made market signals and these uplifts were made for reasons of affordability
(ie house prices) as well as undersupply, but paragraph 4.8 to 4.10makes clear that SHMA Part 1 does not, and
should not, adjust the OAN for Affordable Housing Need reasons.
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already been significant, notably the uplift of 25% in the South Hams where housing
affordability is particularly challenging.
5.6

The JLP Councils have had to consider whether there is evidence relating to
Affordable Housing Need (AHN) to justify a housing target for the plan area that
differs from the OAN which is recommended in SHMA Part 1. Appendix 8.2 provides
the analysis demonstrating how the Councils have considered evidence about AHN.

5.7

Based on the analysis in Appendix 8.2 and the evidence about forecast affordable
housing supply in this Topic Paper - Section 9, the JLP Councils conclude that there
is no evidence to justify further increasing the JLP housing provision target above the
scale of the OAN for housing identified in SHMA Part 1 Table 19 ((HO13) for
affordable housing need reasons. Consequently, the Councils have decided that the
Plymouth HMA OAN of 27,300 is the correct starting point for Stage 2 in the
conversion process.

STAGE 2: Conversion of OAN to Policy targets
5.8

The LPAs have then undertaken the remaining steps in the task to convert the OAN
of 27,300 into the ‘policy-on’ housing provision targets set out in JLP policy SPT3.

5.9

An authority’s housing provision target does not necessarily equal its objectively
assessed need. Although the Councils have decided not to further uplift the targets
for affordable housing need reasons, other factors can come between the OAN and
the target relating to cross boundary issues and supply.

5.10

The JLP was prepared within the context of NPPF and PPG. The JLP Councils had to
consider PPG ID: 12-002-20140306 where the Local Plan should aim to meet the
objectively assessed development and infrastructure needs of the area, including
unmet needs of neighbouring areas where this is consistent with policies in the NPPF
as a whole’.

5.11

The evidence audit trail for Stage 2 encompasses:
1. Duty to cooperate- strategic cross boundary issues (TP3(rev) paragraphs 5.16
to 5.33) Step 1 – Any unmet needs external to the plan area?
Step 2 – Any unmet needs internal to the plan area, to resolve?
 Applying strategy
 Applying a reality check
2. Is a JLP target higher than 26,700 justified? (TP3(Rev) paragraphs 5.44 to
5.49)
3. Is a JLP target lower than 26,700 justified? (TP3(rev) paragraphs 5.50 to 5.56)
1. Duty to Cooperate – strategic cross boundary housing issues

5.12

The JLP Councils have considered the issue of unmet housing needs within the wider
issue of ‘Duty to Cooperate. The Councils are cognisant of Section 100 (3) of the
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Localism Act which amends Section 20(5) of the Planning and Compulsory Purchase
Act 2004 (PCPA 2004). It requires the Local Plan Inspector to consider whether the
local authority has complied with any duty imposed on the SWCs by Section 33 A
(Duty to Cooperate) in relation to the preparation of the plan.
5.13

The Local Plan Inspector will also consider whether the Plan has met the tests of
soundness set out in NPPF paragraph 182. That is, whether cooperation has been
effective. PPG states that Inspectors testing compliance with the Duty will assess the
outcomes of co-operation and not just whether local planning authorities have
approached others. Effective co-operation is likely to require sustained joint working
with concrete actions and outcomes and evidence submitted to an Examination
should be robust and include details about who the Authority has co-operated with,
the nature and timing of co-operation and how it has influenced the Plan.

5.14

The JLP Councils’ Duty to Cooperate Statement (SUB12) provides evidence
demonstrating how the Duty to Cooperate has been met for the JLP and why it has
been effective.

5.15

This Housing Topic Paper draws on specific evidence about joint working which
relates to housing provision and supply. It considers strategic, cross-boundary issues
in two steps:


Step 1 – External to the JPL plan area The first step, set out in paragraphs
5.16 to 5.33, relates to LPAs outside the plan area, involving two steps: a) the
area of Dartmoor National Park (DNP) within the Plymouth HMA; and b) other
HMAs adjoining the Plymouth HMA.



Step 2 – Internal to the JPL plan area The second step relates to the cross
boundary distribution of housing needs within the JLP area. This step depended
on the JLP Councils undertaking the following approach:
1.

Cognisant of the SHMA evidence about the housing need in each district,
and its aggregation to the HMA, the Councils applied the JLP strategy to that
OAN forecast at a simple, high level. This was driven by the strategic focus
on Plymouth, thereby meeting Plymouth’s needs at Plymouth, with the
remaining HMA need, excluding an allowance for DNP, met in the rest of the
plan area aligned with the TTVPA settlement hierarchy.

2.2. A ‘reality check’ was then undertaken by the JLP Councils using evidence
about housing delivery, focused on the location of forecast deliverable and
sustainable housing supply in the plan area. This tested the alignment
between the high level distribution of based on the OAN and the supply
capacity. It checked whether the high level distribution was realistic, or
needed to be modified, consistent with strategy. Section 7 of this Topic
Paper sets out the audit trail of evidence on which the Councils rely to
assess housing supply capacity. This ‘reality check’ informed the
development of policy targets, and helps to demonstrate the ability of the
plan to meet the housing need distributed across the plan area.
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Step 1 Are there unmet housing needs of areas outside the JLP area?
a)

Discount need in the Plymouth HMA to be met in Dartmoor National Park.

5.16

Part of the Dartmoor National Park is in the administrative areas of South Hams
District and West Devon Borough Councils. That part lies within the Plymouth
Housing Market Area. The Plymouth SHMA Part 1 OAN report calculates the
Objective Assessment of Housing Need for the entire area of each of the 3 Authority
areas (the city and the two districts in the HMA). Consequently, the Plymouth HMA
OAN includes housing need from this part of the National Park but it does not
separately calculate the level of OAN for this part of the National Park.

5.17

The Dartmoor National Park Authority (DNPA) is the Local Planning Authority for the
National Park. As well as parts of the administrative areas of South Hams and West
Devon, Dartmoor also covers part of the administrative area of Teignbridge District
Council which is part of the Exeter HMA and adjoins the Plymouth HMA. The DNPA
will produce a consolidated single Local Plan for the whole of Dartmoor National
Park. This is evidenced in the Dartmoor National Park Local Development Scheme
September 2015 (paragraph 3.5). Consequently the DNP area is not part of the
Plymouth and South West Devon JLP and this is evidenced by the Local
Development Schemes for the 3 LPAs. So the JLP excludes policies for the Dartmoor
National Park.

5.18

This topic paper shows how the SPT3 housing provision target has been generated
by making an allowance for 600 dwellings of supply forecast to be delivered within
that part of the National Park within the districts of South Hams and West Devon. It
would meet housing need related to Dartmoor National Park, translating Plymouth
HMA need to the JLP policy targets. In accordance with Duty to Cooperate
requirements, the JLP Councils have worked with the DNPA to quantify the DNP
allowance. Deducting that allowance from the total OAN for the HMA identifies the
scale of HMA need to be accommodated in the JLP area.

5.19

The JLP Councils have collaborated with the DNPA when producing the OAN
evidence for the Plymouth HMA which has informed the JLP. This is also expected to
inform future work on the Dartmoor Local Plan. It is understood that further evidence
about the OAN for the National Park will emerge in due course. This collaborative
working led to the JLP making an allowance for 600 of the total 27,300 OAN from the
Plymouth HMA to be accommodated in the DNPA area. Those 600 dwellings are
therefore deducted from the Plymouth HMA OAN, resulting in the remaining need of
26,300 dwellings to be accommodated in the JLP area during the JLP plan period.

5.20

TP3(rev) Appendix 2.1 provides the evidence about from the DNPA to confirm that
they have collaborated with the JLP Councils on the development of the distribution
strategy during the Regulation 18 stage. This resulted in the JLP making an
allowance of 600 homes to be delivered in the National Park 2014-2034, covering the
South Hams and West Devon parts of the National Park. In their letter, the DNPA
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makes clear that it has welcomed the approach to housing and concluded that the
recognition of the JLP of the need to accommodate the bulk of housing delivery in the
JLP area was positive. In the DNPA representations in August 2016, the ‘Dartmoor
Provisional Allowance’ indicated was the product of discussion, based upon our
combined best available evidence at the time.
5.21

The JLP Councils note that the DNPA will be taking forward the work on the Plymouth
HMA OAN, and the Dartmoor Provisional Allowance into their own Local Plan review
work, which is underway, and their letter in Appendix 2.1 states that the DNPA “will
refine and confirm this housing allocation figure through continued joint work on an
overarching ‘story’ for the HMA’s distribution strategy.”

5.22

In their representations on the Regulation 19 JLP, the DNPA subsequently stated:
“it is important to recognise that this is based upon the information available for
our own plan area at this point in time, and DNPA cannot be ‘committed’ to this
figure at such an early stage in our own local plan process. We will seek to
confirm the deliverability of this figure through our own local plan review and in
doing so will continue to work with you as necessary to seek to meet the OAN of
the Housing Market Area in full”.

5.23

The Dartmoor National Park Authority published an Issues Consultation Report (April
2017) following an Issues Paper in October 2016. The DNPA held meetings with local
communities in autumn 2017 to start to talk with them about as the first step in the
process of looking at sites for development. The current DNP Local Development
Scheme shows that the Publication stage (Reg. 19) of the Local Plan review is
scheduled for 2018, with submission in 2019.
Quantifying the DNP allowance

5.24

It would be unreasonable to make no allowance for the potential for housing supply to
be delivered in that part of DNP which is located in South Hams and West Devon.
There is clear evidence that housing development occurs within this part of the DNP
(see Appendix 2.2). Making no allowance would therefore lead to double counting
and over provision in total. In addition, it could have an adverse impact on the
demographic mix of communities in the National Park by accommodating households
outside the DNP that might otherwise contribute to that mix, and in turn this increase
the risk of rural depopulation in the Park.

5.25

The 600 dwellings allowance has been calculated on the basis of actual supply trends
within the National Park. As shown in the evidence in Topic Paper Appendix 2.2, an
average of 31 dwellings per year have been built within those parts of the National
Park located within the administrative areas of South Hams and West Devon. This is
rounded to 30 dwellings pa for the purpose of this analysis. In the absence of a new
draft Dartmoor National Park local plan and an up to date published OAN for the
National Park at this time, the JLP Councils consider that:


it is reasonable to base the DNP allowance on supply information
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the evidence in TP3(rev) Appendix 2.2 provided by the DNPA is robust,
proportionate evidence, consistent with NPPF



supply continuing at the historic rate of 30 dpa is a reasonable prospect



the actual delivery rate of 30dpa in the last 10 years is a reasonable indicator
on which to then forecast the potential for future supply in this area.

5.26

Applying the delivery rate of 30 dpa to the 20 years of the JLP plan period results in
the 600 dwellings allowance for supply that should be taken into account when
calculating the JLP housing provision target. That is, subtracting 600 from 27,300
dwellings housing need identified in the SHMA Part 1 leaves 26,700 dwellings to be
met within the JLP plan area in the period 2014 to 2034.

5.27

The JLP Councils continue to collaborate with the Dartmoor National Park Authority
regarding this cross boundary matter. The JLP Councils emphasise that the 600
dwellings allowance is made for the purposes of deriving the JLP housing provision
target, based on supply evidence to justify the DNP ‘allowance’. The JLP does not
prejudge or predetermine the National Park housing provision policy target that would
be set by the emerging DNP Local Plan. Nor does the Plymouth OAN (HO13)
prejudge the housing needs assessment work being undertaken for the DNPA.
b) Consider whether there is any cross boundary unmet need arising from
outside the HMA

5.28

This section of the topic paper shows how the JLP Councils have considered whether
it has been clearly established through the plan-making process of other Local Plans
that the housing needs of other LPAs outside the Plymouth HMA must be met
through provision in the JLP area. This is in accordance with the Duty to Cooperate
requirements. At this time no such need has been identified. Consequently there is no
external unmet need to add to the objectively assessed need of the JLP area.

5.29

Other areas - Devon: The JLP Councils have worked with Devon County Council and
the local authorities neighbouring the JLP area on cross boundary issues using the
Duty to Cooperate. The outcomes of this collaborative working are as follows:
1. Torbay – Torbay Council adopted the Torbay Local Plan 2012 to 2030 in
December 2015. The plan does not identify any unmet housing need that should
be accommodated outside Torbay for the plan period. Nevertheless, Duty to
Cooperate discussion between the JLP authorities and Torbay Council are ongoing. In part, this is because Policy SS12 Housing includes the following clause:
“The overall provision of homes will be carefully monitored to ensure that it is
provided in a sustainable manner and maintains a rolling five year supply of
deliverable sites in accordance with Policy SS13. Where there is evidence
that there is a need to bring forward additional housing beyond the figure
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above24, appropriate locations will be identified through cross boundary review
of strategic housing land availability.”
The reasoned justification in paragraph 4.5.42 states that “Development in
Torbay is nearing the area’s total capacity. A cross-boundary review of
strategic housing land availability will be undertaken as part of a longer term
assessment of growth options……..”
2. Greater Exeter – this covers the administrative areas of the Exeter, Mid Devon,
East Devon and Teignbridge LPAs. These authorities have agreed to prepare a
joint plan and work is in progress on preparing the Greater Exeter Strategic Plan
Consultation on the GESP: Issues commenced on 27 February 2017 and end on
10 April 2017. The Local Development Schemes for these LPAs show that the
GESP: Publication Plan is anticipated in February 2019. The Objectively
Assessed Need for housing has not yet been established and published.
Consequently there is no evidence at this time to demonstrate that there is any
unmet housing need from the Greater Exeter area that should be accommodated
by the PSWDJLP.
3. Torridge and North Devon – the North Devon and Torridge Joint Local Plan has
been submitted for Examination. Policy the plan and its supporting evidence
confirm that that plan is accommodating the full OAN, and hence there is no
unmet housing need to be accommodated elsewhere
Examination hearings have been held. In her Note to the Councils of 9 December
2016 following the Closure of Hearings on the 6 November 2016, the Inspector
found that the Councils’ calculation of OAHN and the proposed housing
requirement for the period of the Local Plan to be sound. However, the Inspector
concluded that the Councils need to review their housing land trajectory, including
in particular the availability of land to meet the initial five years supply from
adoption of the Plan. In order to identify a housing land supply which includes a
20% buffer and adopts the Sedgefield methodology, it is most likely that the
Councils will need to identify additional sites from the SHLAA or from omission
sites put forward during the examination of the plan. She has Councils are
requested to carry out the above work on the housing land supply, and to identify
a supply of specific deliverable sites to provide 5 years supply of housing from the
adoption of the Plan. The Inspector has made clear that she looks to the Councils
to develop and put forward the process through which they will undertake to
secure a five year housing land supply in accordance with Government policy,
throughout the lifetime of the Local Plan.
The Councils completed that work on housing supply and consulted on Further
Proposed Main Modifications for a period of 6 weeks from 20 July to 1st
September 2017. The Inspector has considered the results of the consultation.
Two further examination hearing days are being scheduled for January 2018 to

24

8,900 dwellings over the plan period
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discuss issues relating to the housing requirement and housing supply, prior to
publication of the Inspector’s Report.
5.30

Other areas – Cornwall: - The Cornwall Local Plan Strategic Policies was adopted on
22nd November 2016. The Inspector’s report into the examination of the Cornwall
Local Plan Strategic Policies concluded that…. with the recommended main
modifications the plan satisfies the requirements of Section 20(5) of the 2004 Act and
meets the criteria for soundness in the NPPF. It is an appropriate basis for the
planning of the Cornwall, providing the modifications…. are made to the Plan. The
plan makes provision in Policy 21 for development proposals to 2030 to deliver a
minimum of 52,500 homes. This has been rounded up from the OAN of 52,263
dwellings25. By accommodating the full OAN for Cornwall within Cornwall, there is
therefore no unmet need from Cornwall to be accommodated within the PSWD-JLP
area.
External housing needs - conclusion

5.31

In conclusion, the JLP LPAs have carefully considered whether it had been clearly
established through the plan-making process of other Local Plans that the housing
needs of other LPAs outside the Plymouth HMA must be met through provision in the
JLP area. This is in accordance with the Duty to Cooperate requirements. At the time
of plan preparation no such need had been identified.

5.32

Consequently there is no external unmet need to add to the level of objectively
assessed need from the Plymouth HMA that is to be accommodated in the JLP area.

5.33

Policy SPT7 sets out the JLP policy towards working with neighbouring areas.
STEP 1 CONCLUSION:
Total housing provision in the JLP plan area (2014 to 2034)

5.34

In conclusion, based on robust, up to date, proportionate evidence, starting with the
27,300 dwellings Plymouth OAN set out in SHMA Part 1:




No dwellings should be added for Affordable Housing Need reasons
600 dwellings should be deducted for an allowance for housing accommodated in
Dartmoor National Park, based on supply evidence
No dwellings should be added for accommodating unmet need from other HMAs.

5.35

Consequently the total housing provision for the JLP Plan area is the Plymouth HMA
OAN of 27,300 dwellings minus 600 dwellings for the DNP allowance; that is 26,700
dwellings.

5.36

This evidence underpins the SPT3 target of at least 26,700 dwellings provision for
the JLP plan area in the plan period. That target is justified.

25

https://www.cornwall.gov.uk/media/17156524/cornwalls-full-objectively-assessed-need.pdf -Cornwall’s Full
Objectively Assessed Need paragraphs 77 and 81, December 2015 – which is a reassessment of the FOAN
following the Local Plan Inspector’s preliminary findings

39

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018

Step 2 Any unmet needs internal to the plan area to resolve?
5.37

A key question for the JLP Councils has been - can the remaining Plymouth HMA
need of at least 26,700 dwellings for the JLP area be fully met within the plan area?
Step 2 of this analysis provides the evidence to demonstrate that the answer is yes.
Key to this is the strategic approach to plan making taken by the Councils.

5.38

SHMA Part 1 evidence (HO13) established the scale of objectively assessed housing
need in each district in the Plymouth HMA and then aggregated the OAN to the HMA
level. This enables each Local Planning Authority to understand the needs of its area
as required by NPPF paragraph 47.

5.39

SHMA evidence sets out housing need at an LPA level but this is because Local
Authority areas are the statistical building blocks that enable the HMA OAN figure to
be calculated. This does not mean that planning policy should be based on
administrative boundaries.

5.40

Collaborative, joint plan making enabled the JLP Councils to take a strategic
approach across the plan area towards meeting housing need. The NPPG (PPG ID
2a-010-20140306) suggests that joint local plans are able to distribute the need figure
across the joint plan area, and this is the approach the JLP Authorities have taken.
This approach has been reinforced in the recent DCLG consultation “Planning for the
Right Homes in the Right Places: Consultation Proposals”, which says in paragraph
31:
“In such cases (where joint plans are being prepared) we propose that the
housing need for the defined area should be the sum of the local housing
need for each local planning authority. It will be for the relevant planning
authorities or elected Mayor to distribute this total housing need figure across
the plan area.”

5.41

One of the reasons why the LPAs choose to take a joined up approach to plan
making is to plan to meet the needs of the Plymouth HMA, in cooperation with each
other and with the Dartmoor National Park Authority. Consequently, when developing
the most appropriate strategy, the Councils were able to consider how to direct need
within the JLP area, and set JLP Policy Area targets for the plan period.

5.42

The Strategy Topic Paper (TP5) explains that the JLP authorities have adopted the
strategic approach, and therefore investigated options for distributing the total
housing need figure across the joint plan area. That Topic Paper went on to set out a
Preferred Option for the distribution strategy, based upon the assessment of options
set out in the paper.
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5.43

The distribution of development requires policy on judgements and decisions. Before
those judgements are made it is first necessary to decide whether it is reasonable to
plan for levels of housing growth overall in the plan area higher or lower than 26,700
dwellings.

1. Is a JLP target higher than the 26,700 dwellings OAN justified?
5.44

The JLP Councils are mindful that Policy SPT3 expresses the housing provision
targets as minimums, so the total for the JLP area is “at least 26,700 dwellings”. So,
the question is whether a higher minimum target is appropriate.

5.45

The Councils are cognisant that NPPF policy is that LPAs should boost significantly
housing supply, and that NPPF and NPPG do not preclude consideration of housing
provision targets that are higher than the forecast OAN for housing. However, there
is no evidence to warrant such an uplift at this time. It is unnecessary for the following
reasons.

5.46

First because of the conclusions in paragraphs 5.34 to 5.36 regarding Step 1,
notably:


The LPAs have concluded that an uplift for affordable housing reasons is not
justified; and



There is no evidence of external need arising from outside the plan area that
should be met in the JLP plan area.

5.47

Second, the HO13 SHMA Part 1 OAN evidence is robust, up to date, and
proportionate. The Councils note that representations on the Pre-submission JLP
asked why the minimum target is not based on previous evidence available at earlier
stages of plan that suggested a scale of housing need of 30,300 in the HMA. That
evidence26 had informed the JLP documents published for consultation in July/August
2016 (JLP4 page 3 and JLP6 page 7). The JLP Councils consider that the June 2016
assessment of OAN has been wholly superseded by the SHMA Part 1 (HO13)
evidence on OAN. The June 2016 evidence is not up to date, and was not informed
by the latest 2014-based national household projections or the 2015 and 2016 Mid
Year Population Estimates.

5.48

Third, the scale of housing growth as recommended in SHMA Part 1 is consistent
with the ability to support job growth within the plan area without the need for
significantly higher levels of total commuting into the plan area. Policy SPT3 is
expressed as a minimum ie of “at least 26,700” with forecast supply more than
matching that target. There is sufficient headroom and flexibility in the plan’s forecast
supply to allow for a swift response if economic conditions were to strengthen faster
and jobs to grow more than predicted in the Experian forecast. Higher minimum
growth rates could support further job growth but this comes at a cost. SHMA Part 1
already provides evidence that the recommended demographic trend scenario results
in a slightly higher unemployment rate and lower economic activity rate compared to

26

Joint Local Plan – Plymouth, South Hams, West Devon: Establishing the Objectively Assessed Need June
2016 (HO17)
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the baseline. Increasing the housing growth that is not be matched by the job growth,
could lead to a rise in unemployment rates and /or a fall in economic activity rates.
Neither is consistent with the plan strategy. This could be particularly problematical in
Plymouth which has the highest unemployment rates in the plan area. The
alternative is that the additional housing would lead to higher levels of out commuting
to neighbouring areas.
5.49

Consequently, on the basis of current evidence the JLP Councils conclude that there
is no justification for a policy with a higher scale of housing provision. Therefore,
housing provision greater than “at least 26,700” is not justified.
2. Is a JLP target lower than the 26,700 dwellings OAN justified?

5.50

The LPAs are cognisant that NPPF and NPPG do not preclude a policy that provides
for less than the OAN to be accommodated in the JLP, provided that:


There is robust evidence that sufficient supply cannot be identified. During
local plan Examinations, Inspectors have made clear that they expect the plan
making authorities to have undertaken a robust, thorough and exhaustive
search for and analysis of housing supply potential; and



There is up to date evidence to demonstrate that the Duty to Co-operate has
been undertaken effectively, which identifies effective means for the unmet
need to be accommodated by neighbouring authorities – including their ongoing, documented agreement.

5.51

The evidence set out in section 7 of this topic paper demonstrates that the housing
supply forecast to be delivered in the plan period is sufficient to meet the forecast
level of OAN of 26,700 to be met in the JLP area, and the scale of supply is sufficient
to provide ‘headroom’ and flexibility. Therefore, there is no necessity for a policy that
makes provision for less than the forecast OAN to be met in the plan area.

5.52

The determination of the scale of the JLP housing provision target has taken account
of the Cornwall Local Plan Strategic Policies (adopted 22nd November 2016). The
Cornwall plan has not accommodated any housing need from Plymouth. The
Inspector’s Report27 includes a section on Duty to Cooperate and housing need. The
Inspector concluded that:
Plymouth City Council has a long-established aim of growing the City well above
demographic projections. A new Plymouth Plan aims to continue this approach,
but it has not yet been submitted for Examination. The City Council is not
currently seeking any of its aspirational need to be met in Cornwall. Whether or
not the City’s needs/aspirations are justified and whether they can be adequately
met outside Cornwall will be a matter for the Examination of the City’s plan in due
course. But at the present time there is no requirement for additional housing for
Plymouth to be accommodated in Cornwall. It is appropriate for the Plan to refer

27

Published 23rd September 2016 https://www.cornwall.gov.uk/media/21914730/cornwall-inspectorsreport-final-23-september.pdf
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to its strategy complementing Plymouth’s significant role in relation to South East
Cornwall rather than underwriting it (MM35).
5.53

The 2017 objective assessment of housing need in the Plymouth HMA takes account
of cross boundary matters including commuting flows between South East Cornwall
and Plymouth. However, given the forecast housing supply in the JLP area evidence
(see Section 7 of this Topic Paper), there is no unmet need that would justify the JLP
seeking to plan for any Plymouth HMA housing need to be met outside the HMA in
Cornwall, or elsewhere .Furthermore, the LPAs have also been mindful of the current
capacity constraints on the Tamar bridge. This approach to accommodating need
within the JLP is consistent with the stance taken to date by Plymouth City Council.

5.54

For the avoidance of doubt, and on the basis of the evidence base, this Topic Paper
confirms that no housing need from the Plymouth HMA in the plan period is to be met
outside the HMA. Consequently, the JLP evidence base demonstrates that all the
housing need for the JLP area can be met within the JLP area.

5.55

The JLP Councils conclude that there is no justification for a policy with a lower scale
of housing provision.

5.56

Therefore, housing provision less than “at least 26,700” is not justified.

DISTRIBUTION OF 26,700 DWELLINGS NEED WITHIN THE JLP PLAN AREA
5.57

The distribution of housing needs therefore focuses on how to apportion the 26,700
new homes according to the distribution strategy set out in the Distribution of
Development Topic Paper (TP1).

5.58

The introduction to the Distribution Topic Paper “Deciding upon the distribution of
development” (November 2016) (TP1), made clear that the JLP needs to have a
strategy for distributing development in the plan area. This is a cornerstone of the
plan that will support the plan’s objectives and guide its policies and proposals. It is a
response to the question of how to address needs that have been identified, in
particular the need for housing and employment. The section on “What are we trying
to achieve with the Joint Local Plan?” signposted the emerging work on the Housing
and Economic Development Needs Assessment28, as a part of the evidence base.

5.59

That topic paper assessed the alternative approaches for a development strategy.
From this evidence, the LPAs developed the strategic approach that is now set out in
the Development Strategy within the JLP. The topic paper assessed the alternative
options. Details are in the appendix to that paper.

5.60

The Strategy Topic Paper (July 2017) (TP5) explains the strategic principles which
underpin the aims and objectives of the Plymouth and South West Devon Joint Local
Plan. It explains and clarifies the approach taken by the three local authorities in
setting out a vision for Plymouth and South West Devon up to 2034, and signposts to

28

Now produced as a suite of documents including SHMA Part 1 and SHMA Part 2
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the key evidence base documents which have informed that approach. The
approach to the distribution of housing reflects the key drivers for change (TP5 –
pages 2 to 3). Producing a Joint Local Plan has enabled the JLP Councils to
consider HMA matters comprehensively. The Housing Topic Paper provided
considerable evidence to support that joint working. Clear themes have been
identified which guide the vision, objectives and spatial strategy (TP5 pages 5 and 6 –
including the clear intention of the JLP Councils that they want needs of the Plymouth
HMA to be met in full within the HMA.)
5.61

The approach to the distribution of housing need taken by the JLP, and justified in the
Housing Topic Paper, needs to be consistent with that spatial strategy. TP5 (Page 6)
states that :
“Within this Strategy, there is a clear understanding of how the JLP will meet the need
for new homes and jobs in the HMA.

5.62



All needs, and the requirements to meet those needs are understood at the
HMA level. The HMA need derives from aggregating the need calculated for
each district. The latter ensures that each LPA can meet the primary duty of
assessing the needs of the LPA area. This does not mean that the housing
and employment policy requirements must be based on LPA administrative
boundaries. The JLP presents us with the opportunity to approach the
identification of needs, the translation of those needs into plan requirements,
and the identification of a spatial strategy for the distribution of those
requirements at a strategic level which is meaningful to local residents and
businesses, and which results in the most appropriate strategy.



When setting the Joint Local Plan policy requirements for new homes and
jobs, these are expressed in the JLP firstly at the whole plan level, and then
for the two policy areas:
o

Plymouth Policy Area …..

o

Thriving Towns and Villages Policy Area…..

The starting point for this step is the identified distribution of housing need of the
districts in the Plymouth HMA as evidenced by the SHMA Part 1 Table 19 (H013)
OAN forecasts for each district. Table 8 shows the following distribution of need:
TABLE 8
Local Authority
Plymouth City

5.63

OAN
(2014 to 2034)
18,217

South Hams

3,924

West Devon

5,162

Plymouth HMA

27,303

The JLP Councils have considered the necessity for and the ability of the Plan to
direct housing need within the plan area. This Housing Topic Paper provides the audit
trail of evidence on which the JLP relies:
a) to identify the extent to which the level of OAN relating to the individual LPA areas
in the plan area can be met within those areas; and
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5.64

b) to decide whether unmet need from one or more of the LPA areas can be
accommodated elsewhere in the plan area.
Once the Dartmoor allowance of 600 dwellings is deducted from South Hams and
West Devon, this leaves a need for 18,217 dwellings at Plymouth and 8,486 at West
Devon and South Hams as shown in Table 9. This distribution of need represents a
pattern which broadly fits the distribution strategy – that is, by concentrating growth at
Plymouth to meet Plymouth’s 18,217 dwellings needs at Plymouth represents 68% of
the total housing requirement for the JLP. The distribution strategy therefore ‘fits’
with meeting local housing needs.
Table 9 Housing need and supply within LPA areas in the plan period
OAN
(District)
2014-2034

LPA

Plymouth
City

18,217

South Hams

3,924

West Devon

5,162

PLYMOUTH
HMA

27,303

DNP
allowance
deduction

JLP
need

Housing
Supply
in
LPA area

LPA
Surplus/
Shortfall
(-ve)

0

18,217

14,762

-3,455

-600

8,486

15,293

+6,807

-600

26,703

30,055

3,352

OAN distribution - A ‘Reality Check’
5.65

The JLP Councils used the evidence about housing supply to undertake a ‘reality
check’ of the OAN distribution. This led to the JLP Councils identifying options to
distribute the ‘unmet’ need identified in Tables 9 (Plymouth) and 11a (West Devon) in
this Topic Paper. Sections 7 and 8 of this Topic Paper provide the audit trail about the
evidence on housing supply.


The housing supply forecast to be delivered in Plymouth City in the plan
period is 14,762 dwellings. This is the PPA supply of 20,684 minus the
forecast delivery of 5,922 dwellings in that part of PPA in South Hams (see
TP3F Table PPA4 for details).



The supply in South Hams and West Devon is the TTV supply 9,371 dwellings
(see TP3G Table TTV4) plus the forecast delivery of 5,922 dwellings in that
part of PPA in South Hams.

Plymouth
5.66

Table 9 shows that supply in Plymouth City is 3,455 dwellings less than the City
need. This ‘shortfall’ is a strategic, cross boundary issue. A collaborative approach to
resolve this issue is one of the main reasons why the three JLP Councils chose to
prepare a joint local plan. This led to the strategy in the JLP of two policy areas.
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5.67

The combined supply LPA ‘surplus’ of + 6,807 dwellings in South Hams and West
Devon LPA area in Table 9 reflects the existing adopted development plan policy in
South Hams Core Strategy (2006) and the Plymouth Core Strategy (2007) plus the
Sherford AAP (2007) and North Plymstock AAP (2007) which allocated the urban
extension of Sherford including 5,500 dwellings. That site also benefits from planning
permission for an urban extension and is presently under construction. This long
standing planning policy is a cornerstone in the spatial strategy for the Plymouth area,
and rightly continues to be part of the JLP.

5.68

It also reflects the positive decision made in the submitted plan to apply the JLP
strategy of focusing growth at Plymouth and the resultant supply of 5,922 dwellings at
the strategic urban extension allocations proposed in that part of the PPA which is
located in the South Hams. It means that the needs of Plymouth are met at Plymouth
and not dispersed to the rural parts of the Plan area. The scale of supply also means
that there is sufficient headroom and flexibility in the Plymouth Policy Area. The
Councils are mindful that a further 1,686 dwellings within the PPA are also in this part
of the South Hams but are forecast for delivery after the end of the plan period and
therefore not reflected in the ‘surplus’.

5.69

Option DoN-A This option is based on the Plymouth Policy Area target matching the
Plymouth City OAN. This would mean that all the needs of Plymouth City are met in
the Plymouth Policy Area. Consequently all the housing needs of South Hams and
West Devon in the Thriving Towns and Villages Policy area (ie excluding the National
Park allowance) are met outside the PPA. The targets would be based on the JLP
need shown in Table 10 below. This table is the first step in converting need
expressed at the City/District level to a Policy Area need. In this option PPA need
equates to the Plymouth City need; and TTVPA need equates to the combined South
Hams and West Devon district need minus the DNP allowance. The supply in each
Policy Area can then be compared to the Policy Area need.
Table 10

Plymouth
City
South Hams

5.70

OAN
DNP
JLP
(dwellings) deduction need
2014-2034
POLICY
District
AREA
18,217

0

3,924
-600

West Devon

5,162

PLYMOUTH
HMA

27,303

PPA
18,217

PPA
20,684

TTVPA
8,486

TTVPA

JLP
26,703

-600

Housing
Supply
POLICY
AREA

9,371
JLP
30,055

Surplus/
Shortfall (-ve)
POLICY
AREA
2,467

885

3,352

This means that part of the growth of Plymouth City is directed into the Plymouth
Fringe which is located in the South Hams, but it would all be located in the Plymouth
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Policy Area. The distribution would be consistent with the strategic objective of
focusing growth at Plymouth. All the JLP need could be met within the Plan Area.
5.71

However, there is an imbalance between the degree of flexibility in the policy areas.
The total surplus at Plymouth would be nearly 300% more than that in South Hams
and West Devon. Compared to a 14% headroom for Plymouth, the headroom for
meeting the South Hams and West Devon’ target’ is only 10%. Whilst this is an
improvement on the position reported in TP3 based on 2016 Monitoring Point supply,
further improvement is needed. The PPA headroom doesn’t include the 1,686
dwellings currently forecast for completion after March 2034 on two of the urban
extensions in the Plymouth Fringe, but could be brought forward earlier29 .
West Devon

5.72

A reality check on supply within the Thriving Towns and Villages Policy Area
identified another issue. Policy targets must be realistic. The LPAs have to take
account of the potential for housing supply to be delivered within the Thriving Towns
and Villages Policy Area. Based on the information within the Thriving Towns and
Villages housing trajectory, the supply within the two parts of the policy area is as set
out in Table 11a below. That supply includes completions and existing commitments
plus some sites previously allocated in adopted Local Plans and DPDs that have
been allocated in the JLP. It also includes the 650 dwellings in the Sustainable
Villages (Neighbourhood Plan) allowance 350 of which are in the South Hams. The
scale of forecast supply in the West Devon part of the TTVPA reflects the ability to
identify sites through site selection process that is consistent with the strategy.
Table 11a TTVPA -LPA need compared to LPA supply
Supply*

JLP Need
(excl DNP)

Shortfall/
Surplus

South Hams

5,810

3,624

2,186

West Devon

3,561

4,862

-1,301

9,371

8,486

885

LPA areas
within TTVPA

TOTAL

Source: Table 10 and the TTVPA housing trajectory in TP3G (*supply disaggregated
by the JLP Councils into the constituent LPA areas)
5.73

In the absence of detailed assessments of the scale of existing or forecast population
or households within the South Hams and the West Devon parts of the National Park,
this topic paper assumes a simple 50:50 split of the 600 dwellings allowance, ie 300
is deducted from each District’s OAN forecast, to give the JLP need in each LPA area

29

And that 14% headroom doesn’t include the possibility of large windfall sites in Plymouth City that could
occur in the future
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within the TTVPA as set out in Table 11 above. The combined need for South Hams
and West Devon LPAs is 8,486 (rounded to 8,500).
5.74

Allowing for headroom of about 10% in West Devon, results in a 3,200 dwellings
share of the TTVPA need. Adding the gap for flexibility of 361 (ie 3,561 minus 3,200)
to the West Devon shortfall of 1,301 in Table 11a results in the need to consider
where to direct 1,662 dwellings. Rounded, this becomes 1,700 dwellings of unmet
need from West Devon that will need to be accommodated in the JLP Plan area.

5.75

NPPF allows the JLP Councils to take a policy approach in a Joint Local Plan to the
distribution of housing need30. Within the Framework and guidance there is no
requirement for policy to be solely based on administrative areas. It is clear that
housing requirements can apply across the joint plan area. The Policy Area approach
is consistent with the Framework, central to the JLP spatial strategy and justifies the
distribution of housing need across the plan area.
Options for distributing the unmet West Devon need

5.76

If the 1700 dwellings shortfall from West Devon were not accommodated elsewhere
in the Plan area, then that would need would be unmet. NPPF requires that need to
be accommodated. In the first instance the JLP Councils needed to consider whether
it could be accommodated elsewhere in the Plan area.

5.77

The JLP Councils considered the following three options for directing unmet need
from West Devon within the JLP plan area:
a) Direct all 1,700 dwellings from West Devon to other parts of the TTVPA (ie
South Hams)
b) Direct all 1,700 dwellings from West Devon to the PPA
c) Direct part of the 1,700 dwellings from West Devon to PPA and part to the
TTVPA (ie South Hams), aiming for at least 10 to 11% headroom in each of
the ‘receiving’ areas.
a) OPTION DoN-B1 Direct all 1,700 dwellings from West Devon to other parts
of the TTVPA (ie South Hams)

5.78

30

Whilst the supply forecast in South Hams is more than 1,700 there is evidence to
indicate that it is not reasonable to expect that 1,700 dwellings directed to the South
Hams would house a significant number of workers who would commute to West
Devon. The main reasons are:


Available commuting evidence indicates that commuting from the South Hams to
West Devon was low at 203 travel to work trips per day (SHMA Part 1-Table 2) –
at a time when there were about 36,850 households in the South Hams (equating
to a commuting ‘rate’ from the South Hams to West Devon of about 0.6%).



Applying a 14.8% vacancy rate to the 11, 732 dwellings forecast for delivery in the
South Hams LPA (see paragraph ES30) plus the 300 dwellings supply allowance

010 Reference ID: 2a-010-20140306
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assumed in the South Hams part of the DNPA plus a net additional direction of
800 dwellings from West Devon to South Hams31 would result in an increase of
about 10,934 households between 2014 and 2034 in South Hams district.
Applying the 0.6% ‘commuting’ rate to that growth equates to an extra 66 travel to
work trips per day.


The ratio of jobs growth (2,390) to household growth (about 4,478) in West Devon
is about 50%. Applying this rate to 1,700 dwellings directed in this option from
West Devon to the South Hams part of the TTVPA (about 1,450 households)
would suggest that this is equivalent to supporting about 700 jobs. The implied
level of commuting by car or van32 could be of the order of 640 travel to work
journeys per day. This is 3 times the magnitude of the number of journeys based
on the current commuting ‘rate’ in South Hams district. The JLP Councils consider
that this is unlikely. This is due to the challenges of the transport network,
distances involved, awkward journeys and limited public transport services
connecting the two Districts.



Given the location of West Devon and the South Hams, travel to work by public
transport would be very low. Current data indicates that about 90% of travel to
work journeys in the South Hams are made by car or van. Even with car share
this would be a substantial uplift in commuting by private vehicles, if the workforce
were willing to commute. The LPAs consider that this is less than sustainable.



Alternatively, if the labour force was not willing to commute to West Devon it could
lead to either businesses not growing or leaving the West Devon area because
sufficient labour supply is not available. If those businesses did not move to the
South Hams then they could be lost from the HMA contrary to strategic objectives
for economic growth.

Consequently, the JLP Councils consider that this option is not justified.

5.79

b) OPTION DoN-B2 Direct all 1,700 dwellings from West Devon to the PPA
Directing 1,700 dwellings to PPA would increase the total need in PPA to 19,917.
With a PPA supply of 20,684, this would leave headroom of less than 4% (767
dwellings). Supply is therefore not sufficient to be able to accommodate all 1,700
dwellings need and have sufficient headroom.
Consequently, the JLP Councils consider that this option is justified.

c) Option DoN-B3 Direct part of the 1,700 dwellings from West Devon to PPA
and part to the TTVPA (ie South Hams)
5.80

Directing a proportion of the unmet West Devon need to PPA and the remainder to
the South Hams part of TTVPA starts with the strategic objective of focussing growth
at Plymouth to the extent consistent with providing sufficient headroom in the supply,

31

The 11,792 supply is based on direction of 900 dwellings being directed from West Devon to South Hams. So
a further 800 dwellings would be added if South Hams were to meet all 1,700 dwellings from West Devon.
32
91% travel to work journeys from South Hams to West Devon (184 of the 203) were made by driving a car or
van (NOMIS- 2011 Census data)
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but then directs the remaining need to the South Hams part of the TTVPA where the
supply reality check demonstrates a healthy level of headroom.
5.81

Directing 800 dwellings of the 1,700 unmet need to PPA would increase the total
need in PPA from 18,200 to 19,000. With a PPA supply of 20,684, this gives a 9%
headroom (1,684 dwellings). Supply in PPA is therefore sufficient to be able to
accommodate 800 dwellings need with sufficient headroom (mindful of the other
1,686 dwellings in the urban extensions not counted in this headroom). The JLP
Councils therefore consider that directing 800 dwellings to the PPA is justified.

Table 11b Distribution of unmet West Devon need: 800 to PPA, 900 retained in TTVPA
OAN
(dwellings)
2014-2034
Plymouth City
South Hams

3,924

West Devon

5,162

PLYMOUTH HMA

5.82

18,217

27,303

DNP
deduction

Target
rounded
POLICY
AREA

Housing
Supply
POLICY
AREA

Surplus/
Shortfall
(-ve)

0

19,000

20,684

1,684

-600

7,700

9,371

1,671

-600

26,700

30,055

3,355

With 800 directed to the PPA, the combined need of South Hams and West Devon
accommodated in the TTVPA falls to 7,700 (ie 8,50033 minus 800) which can then be
compared to TTVPA supply of 9,371 dwellings as shown in Table 11b. The Policy
Area targets in Option B3 would therefore be:


Plymouth Policy Area



Thriving Towns and Villages PA = 7,700

= 19,000

The main benefits of Option DoN-B3 distribution
5.83

The JLP Councils consider that this option offers significant benefits, as follows:


33

It supports the strategy. The accommodation of housing need strengthens the
focus on Plymouth in line with strategic objectives, including the long term
aspiration to support employment growth at Plymouth.
o

Part of the forecast employment growth for West Devon could occur in
Plymouth Policy Area and South Hams, attracted by the availability of
employment land and the labour supply accommodated in those areas.
This would then retain employment in the HMA, consistent with the vision
and development strategy.

o

Given the proximity of Plymouth to West Devon, including the urban
extensions for example at Woolwell, there is still the potential for some of

See TP3(rev) paragraph 5.72
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this directed housing need to be from labour force commuting to jobs in
West Devon, supporting the West Devon economy.


It is deliverable. Need is met where there is forecast housing supply to
accommodate the distribution and provides sufficient headroom, so it is realistic.
The scale of surplus at PPA very similar to that in TTVPA. The options alters the
degree of flexibility between the policy areas; with a 21% headroom for meeting
the TTVPA’ target’ compared to a 9% headroom for Plymouth. But the latter
doesn’t include the 1,686 dwellings forecast for completion after March 2034 on
two of the urban extensions in the Plymouth Fringe.



It is sustainable. The distribution pattern reduces the risk of significant increase in
commuting, and concentrates more development in Plymouth where there are
opportunities to support greater use and viability of sustainable transport modes.
It also supports the market for housing within the South Hams that provides the
opportunity to deliver much needed additional affordable housing in this area.



All the JLP housing need can be met within the plan area. There is no unmet
need to be accommodated outside the JLP area (having discounted the 600
dwellings allowance related to the Dartmoor National Park calculated on a supply
basis). This is consistent with national planning policy.



It demonstrates effective collaboration on a strategic cross boundary issue,
compliant with legislation.

Dis-benefits of Option DoN -B3
5.84

The principal dis-benefit is that job growth that was forecast to occur in West Devon
transfers elsewhere within the plan area. This could potentially have adverse
consequences for the local economy. However, the option mitigates the impact. First
by directing part of the need to Plymouth. The JLP Councils expect that Plymouth can
provide a sufficiently attractive offer to encourage the retention of jobs within the plan
area and the HMA. There is sufficient employment land in both Plymouth City and
the South Hams to accommodate relocated or new employment development that
may arise as a result of this option, as well as the needs of the City and the South
Hams.

5.85

On this evidence, the JLP Councils consider that Option DoN-B3 is justified.

5.86

By accommodating all the housing need within the JLP Plan area, it has not been
necessary to consider further steps such as revisiting the SHLAA and then the site
selection process to identify additional supply capacity internal to the plan area. Nor
has it been necessary to investigate the potential to identify additional supply capacity
outside the plan area.

Policy Area targets
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5.87

The JLP is a joint plan that has been positively prepared and addressed strategic
cross-boundary issues. Through joint working and co-operation the Plan directs need
across the plan area to the two Policy Areas, consistent with the plan’s vision,
objectives and the spatial strategy. This enables all the housing need to be
accommodated in the Plan area. It means that when the need to be met in the JLP
area is added to the allowance for 600 dwellings to be accommodated in Dartmoor
National Park there is no unmet housing need in the Plymouth HMA.

5.88

The strategic approach in the JLP that focuses on Policy Areas and the identification
of those Policy Areas are justified in the Strategy Topic Paper (TP5). This is the
reason why JLP policies, including the policy targets in SPT3, focus on policy areas
and are not expressed in terms of Local Planning Authority areas.

5.89

The policy area targets in SPT3 are used to manage housing land supply, and are
the basis for assessing the 5 year housing land supply position for the purposes of
NPPF paragraphs 47 and 49 (see Section 8 of this Topic Paper)
CONCLUSION

5.90

Based on the above assessment, the JLP Councils conclude that of the distribution of
housing need options considered, Option DoN-B3 is preferred because it is justified,
consistent with strategy, and deliverable. It is therefore the option which the Councils
selected as the basis for the Policy Area housing provision targets in JLP Policy SPT
3.
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6. POLICY DEVELOPMENT –HOUSING PROVISION TARGETS

6.1

A crucial element of the formulation of the JLP has been to distribute the Local Plan
housing requirement across the joint area, guided by the distribution strategy and the
analysis and evidence in Section 5 of this topic paper. The JLP sets out a plan-wide
housing requirement of 26,700 new homes to be delivered between 2014 and 2034,
and this requirement will ensure that needs are met in full.

6.2

Table 11c sets out the housing provision targets which are included in the
Submission Plymouth and South West Devon Joint Local Plan.
Table 11c
Total Housing
Provision Target
(at least)

Annualised rate
(pa)

Plymouth Policy Area

19,000

950

Thriving Towns and Villages
Policy Area

7,700

385

JLP PLAN AREA

26,700

1,335

6.3

For the avoidance of doubt, the policy target for the provision of at least 7,700 homes
to be built in the plan period in South Hams and West Devon as included in JLP
policy SPT3 excludes the allowance for 600 dwellings in the HMA to be
accommodated in Dartmoor National Park based on potential supply in the plan
period in that part of Dartmoor National Park within the Plymouth HMA.

6.4

The total housing provision targets include both market and affordable housing. The
affordable housing targets for each of the Policy Areas are set out in JLP Policy STP3
and the justification of the separate targets for affordable housing is set out in Section
9 of this topic paper.

6.5

For the avoidance of doubt, the Submission JLP expresses policy provision targets in
SPT3 as totals for the plan period, not as annual rates, and the totals are
“minimums”, The JLP housing provision is at least 26,700 dwellings for the plan
period. There are separate targets for the two Policy Areas, and these are used for 5
year housing land supply assessment purposes (see Section 8).

6.6

The annualised rate of housing provision is the rate that is used in the calculations of
the 5 year housing land supply assessment (see Section 8 of this topic paper).
Annualised rates are calculated by simply dividing the target total by 20 which is the
number of years in the JLP plan period. Annualised rates have two principal uses:
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1. An annualised requirement rate is used in the Plan-Monitor-Manage analysis. For
example, the analysis for the plan area is set out in Table JLP3 (based on the
2017 monitoring point trajectory for the plan area in TP3E). This is one of a suite
of metrics and indicators that are used to assess and help to manage housing
supply performance. The rate for the Joint Local Plan area is calculated by
dividing the total policy requirement figure of 26,700 by 20 which is the number of
years in the plan period. This results in an annualised rate of 1,335 dwellings per
annum. The rate is the same in all years in the plan period. This rate is illustrated
by the green ‘Plan’ line in Graph JLP2A (Plan – Manage) in TP3E. The
annualised rate is used to calculate the red Monitor line in Graph JLP2B and the
orange Manage line in Graph JLP2a (TP3E).
2. The annualised rate is also used in calculating the 5 year housing land supply
position. For example, the 1,335 dwellings per year rate is included in Table JLP4
Rolling 5 year housing land supply (TP3E) which informs Graph JLP3.
6.7

The annualised housing provision requirement is also calculated for each of the two
Policy Areas, as follows:
a) The annualised housing provision requirement for the Plymouth Policy Area is
950 dwellings per year, calculated by dividing the minimum requirement of
19,000 by 20 years. The latest housing trajectory in TP3F underpins the Plan
Monitor Manage analysis for the PPA in Table PPA5 which uses this annualised
rate (illustrated by graphs PPA2A and PPA2B) and the rolling 5 year housing land
supply analysis in Table PPA6 (illustrated by graph PPA3).
b) Likewise the annualised housing provision requirement for the Thriving Towns
and Villages Policy Area is 385 dwellings per year, calculated by dividing the
minimum requirement of 7,700 by 20 years. The latest housing trajectory in TP3G
underpins the Plan Monitor Manage analysis for the TTVPA in Table TTV5 which
uses this annualised rate (illustrated by graphs TTV2A and TTV2B) and the rolling
5 year housing land supply analysis in Table TTV6 (illustrated by graph TTV3).

6.8

These illustrative graphs are also included in this topic paper at Appendix 6.2.
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7. FORECAST HOUSING SUPPLY

BOOSTING HOUSING SUPPLY
7.1

7.2

Government planning policy specifies the ways for Local Planning Authorities to boost
significantly the supply of housing (NPPF paragraph 47). This section of the topic
paper therefore focuses on:


the scale of housing growth forecast to be delivered through development in
the plan period and how this boosts supply



evidence demonstrating the scale of supply – notably the trajectories, and
evidence, including SHLAA and industry intelligence, about lead in times and
delivery rates



the sources of supply; and



how supply meets the objectively assessed need for housing in the Plymouth
HMA to be accommodated in the JLP plan area.

The JLP makes provision for substantially more housing than that that has been
achieved across the three authority areas previously, thereby significantly boosting
housing supply. 1,087 dwellings per annum were delivered in the plan area between
April 2001 and March 2014 (See TP3(rev) Appendix 5 for past delivery in each LPA in
the 13 years before the start of the JLP plan period). Both the JLP housing provision
target and the forecast supply in the plan area exceed that rate.
 The annualised target rate of 1,335 dwellings per annum in the plan area
based on SPT3 is nearly 23% above that historic delivery rate.
 The latest JLP housing trajectory (TP3E – Table JLP1) shows 30,055
dwellings supply is forecast to be delivered in the plan period. The annualised
delivery rate is 1,502 dpa. This is 38% above historic rates.

7.3

NPPF policy is about boosting supply. The evidence in this topic paper and the
trajectories demonstrates that the JLP policies and proposals significantly boost
supply, compliant with NPPF.

7.4

Assertions have been made in representations on the Regulation 19 JLP that to boost
supply the JLP must exceed historic policy provision targets. Those assertions are
illogical and irrelevant. Neither NPPF nor PPG requires the JLP to use historic policy
targets as the basis for justifying a new plan. The JLP Councils are mindful that
housing provision policy targets in the Plymouth Core Strategy and the West Devon
Core Strategy derived from an emerging Regional Spatial Strategy that was not
approved due to the repeal of legislation for RSS preparation. The Devon Structure
Plan (containing the target on which the South Hams Core Strategy relied) was
revoked when the Revocation Order made by the Secretary of State came into effect
on 20 May 2013. The targets relating to all three plans were generated pre-NPPF
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and, unlike the Submission JLP housing provision targets, none are based on the
latest, up to date objective assessment of housing need.
EVIDENCE - HOUSING TRAJECTORIES
7.5

The NPPF (paragraph 47 – 4th bullet point), requires that local planning authorities
should set out the expected rate of housing delivery through a housing trajectory for
the plan period. The suites of housing trajectories for the JLP (see TP3(rev)
paragraphs 1.8 to 1.11) and details set out in Section 7, provide evidence about
actual and future delivery of housing in the plan period. They are the source of
evidence to demonstrate the scale and forecast timing of dwellings completions, and
analysis of delivery performance used for managing housing supply (details set out in
Topic Paper Section 8).

7.6

The two suites of three housing trajectories show the land supply position based on
the monitoring points of 21st March 2016 and 31st March 2017 in:




7.7

The Plymouth and South West Devon Joint Local Plan area
The Plymouth Policy Area
The Thriving Towns and Villages Policy Area

The 2016 Monitoring Point trajectories (TP3Ai, TP3Bi and TP3Ci) were analysed in
Housing Topic Paper March 2017 (TP3). Those trajectories and that analysis have
now been superseded by the 2017 Monitoring Point housing trajectories which are
used in the analysis in this topic paper. The 2017 trajectories are illustrated through
the plan-monitor-manage graphs in Appendix 4 of this topic paper. These are the
same graphs as in Graphs JLP2A & B (TP3E), Graphs PPA2A & B (TP3F) and
Graphs TTVPA2A & B (TP3G). The JLP Councils consider that it would be
appropriate for these graphs to be included in the plan, to illustrate the trajectories.
Reaching agreement on the latest trajectories

7.8

The Submission JLP relied on evidence from the 2016 Monitoring Point trajectories
(TP3Ai, TP3Bi and TP3Ci). Data in the end March 2016 Monitoring Point housing
trajectories was informed by the SHLAA process which included SHLAA panel
ratification of the lead in times/delivery rate methodology (see for example HO2
paragraphs 3.4.8 to 3.4.14 and HO2G & HO2H) and correspondence with site
promoters and landowners to establish delivery timeframes and rates (see HO2D). To
inform the data in the end March 2016 Monitoring Point TTVPA housing trajectory
(TP3C) that was published in March 2017, South Hams and West Devon Councils
sought information with Plymouth on two separate occasions. This was part of a joint
exercise to gather evidence about delivery timeframes and rates from
developers/landowners promoting sites. Although the level of response was limited
those responses received informed the production of the SHLAA’s and also the 2016
housing trajectory (see HO2D).

7.9

However, 2016 trajectory has been wholly superseded by the end March 2017
Monitoring Point housing trajectories (TP3E, TP3F and TP3G). The process to
produce the individual site trajectories included in the 2017 Monitoring Point Policy
Area trajectories included discussion with the main developers for each of the large
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sites. This was undertaken in response to the request by the Inspectors’ in their letter
of 4 September 2017 (EXC2). They asked that, in producing the trajectories, the
Councils should consider as part of their evidence for the hearings, the extent to
which the lead in times and delivery rates have been agreed with the main
developers for each site, and if not, what assumptions are being made in relation to
lead in times and delivery rates for each of the sites.
7.10

This provided a timely opportunity to update the forecasts of completions in the
trajectories with the latest evidence about delivery. The Councils consulted the
developers, agents and landowners in October/November 2017. The results are set
out in evidence documents TP3H and TP3I. As a result, the Councils conclude that
the trajectories are robust. They are up to date, locally specific, and informed by the
latest intelligence about sites. They have also benefitted from the “reality check”
applied by the Councils to avoid unrealistic forecasts on individual sites and in
combination from multiple sites at a settlement.
PPA large site trajectories - consultation process:

7.11

The process to produce the individual site trajectories included in this latest Plymouth
Policy Area trajectory included correspondence and/or discussion with the main
developers/landowners for each of the large sites.


PCC produced an initial updated forecast for each large (5+) site included in the
PPA with consent at the 2017 monitoring point using evidence of delivery rates
on sites underway, dwellings and sites under construction as at April 1st 2017.
PCC updated the forecast for JLP allocation sites without consent applying the
SHLAA methodology for lead in times and delivery rates which included analysis
of the evidence submitted by developers/landowners to inform the SHLAA
(HO2D) and the status of sites some 12 months on.



Plymouth City Council then consulted all the main developers and landowners
where applicable of those large sites in October 2017, and provided them with
the latest forecast seeking their views on whether they agreed or disagreed with
the forecast. If there was disagreement PCC asked if the reasons for
disagreement could be set out and alternative forecasts provided.



Nearly all developers/landowners responded in November 2017, mostly in writing
and the odd number by telephone. Some developers have agreed with those
initial trajectories. Others provided updated forecasts particularly where
development was already underway. Most of the responses received made clear
they considered that the Councils’ initial forecasts were too cautious and there
was an expectation of earlier and faster delivery on their sites. Furthermore,
many supported this by stating that they would be submitting planning
applications in the next year or two and anticipated early site starts.



PCC have carefully considered that evidence and have modified the PPA
trajectory in light of this new evidence, except for a few sites where the Councils
considered it prudent to build in a longer lead time as per the SHLAA
methodology or for location specific reasons because the combined annual
forecasts for sites in close proximity offering the same product would have been
unrealistic (see TP3H).
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Consequently the JLP Councils submitted evidence to the Examination on 29
November 2017 (published on the 30th) about the large sites in the PPA
identifying where the site trajectory has been agreed with the developer or there
is broad agreement (TP3H). Where there is only partial agreement or the
trajectory has not been agreed, then the assumptions relating to lead in times
and delivery rates are set out in TP3H.

TTVPA large site trajectories - consultation process:
7.12

The process to produce the individual site trajectories included in this latest Thriving
Towns and Villages Policy Area trajectory included correspondence and/or discussion
with the main developers/landowners for each of the large sites.


The South Hams and West Devon Councils produced an initial detailed
assessment for each large site included in the TTVPA 2017 Monitoring Point
housing trajectory that was not complete at the 2017 monitoring point. That is,
sites with planning permission at March 2017 or allocated in the JLP submission
plan. For each site, the Councils collated detailed information about applications
and development management processes, lead in times and delivery into a
standard template. This produced the forecast of the number of dwellings (net)
completed in each year on each site in the plan period. They were cautious
forecasts based on local, historical evidence of lead in times, first completions,
and delivery over the last 10 years (this evidence is set out in TP3(rev) Appendix
11.2). At that time most of the initial trajectory forecasts did not benefit from
further intelligence from the industry.



The South Hams and West Devon Councils then consulted all the main
developers of those large sites in October 2017, and provided them with these
detailed assessments. Meetings and /or telephone conversations were also held
with some developers.



Nearly all developers responded in November 2017, mostly in writing and a
limited number by telephone. Some developers have agreed with those initial
trajectories. But the developers’ responses received made clear that most
considered that the Councils’ initial forecasts were too cautious. They expect
earlier and faster delivery on their sites. Furthermore, many supported this by
stating that they would be submitting planning applications in the next 12 months
and anticipated early site starts.



This is new evidence from the industry, providing up to date intelligence about
likely delivery.



The South Hams and West Devon Councils have carefully considered that
evidence and have modified the TTV trajectory in light of this new evidence,
except for a few sites where the Councils considered it prudent to build in a
longer lead time, either for site specific reasons or because the combined annual
forecasts for a settlement would have been unrealistic.



Consequently the JLP Councils submitted evidence to the Examination on 29
November 2017 (published on the 30th) about the large sites in South Hams and
West Devon identifying where the site trajectory has been agreed with the
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developer or there is broad agreement (TP3I). Where there is only partial
agreement or the trajectory has not been agreed, then the assumptions relating
to lead in times and delivery rates are set out in TP3I. More details about the
local historic evidence under pinning lead in times assumptions in TTVPA is set
out in Appendix 11.2 in this Housing Topic Paper).
EVIDENCE STRATEGIC HOUSING LAND AVAILABILITY ASSESSMENT
7.13

Strategic Housing Land Availability Assessments are evidence documents that are
used to establish realistic assumptions about the availability, suitability and the likely
economic viability of land that could meet the identified need for housing over the
plan period, in line with NPPF paragraph 159. A SHLAA is a key source of evidence
for assessing whether sites are available, deliverable or developable, to inform plan
making.

7.14

The Strategic Housing Land Availability Assessments34 that underpin the Joint Local
Plan area have been produced on a Local Planning Authority basis covering the
extent of the three local authorities and the extent of the housing market area. They
therefore exclude that part of the Plymouth HMA that lies within Dartmoor National
Park. The three LPAs have previously published SHLAA as evidence documents to
support early stages of plan preparation and preparation of previous Development
Plan Documents.

7.15

Evidence from these SHLAA reports and related the viability assessments35 informed
the preparation of the Joint Local Plan and the decision by the JLP Councils to submit
the JLP for examination.

7.16

The Councils have collaborated to produce the SHLAAs, including coordinating
recent calls for sites and panel consultations. The SHLAAs have been prepared with
a joint panel of developers, agents and public bodies and planning consultants. Peter
Brett Associates have carried out the Market and Viability Assessment of the sites
considered available, developable and suitable for both the Plymouth and South
Hams & West Devon SHLAAs in liaison with the combined SHLAA panel across the
plan area.

7.17

Both SHLAAs establish realistic assumptions about the availability, suitability and the
likely economic viability of land to meet the identified need for housing across the
Joint Local plan area over the plan period. This is consistent with the requirements
of NPPF paragraph 159 and NPPG Paragraph: 007 Reference ID: 3-007-20140306.

7.18

PPG paragraph ID: 3-005-20140306 sets out what inputs and processes should lead
to a robust assessment of land availability. The methodology used for both SHLAAs
is consistent with that approach, and as follows:

34

The SHLAA reports in the evidence accompanying the submitted JLP are : the Plymouth SHLAA February 2017
(HO2) and appendices (HO2A to HO2I); South Hams West Devon SHLAA Final Report March 2017(-HO4 and Site
Information Packs – HO4A to HO4G, and Site information Pack (Plymouth Urban Fringe) July 2017 (HO4H)
35
Plymouth SHLAA Appendix 1 (Plymouth SHLAA Viability Report – February 2017 (HO2B) and South Hams and
West Devon SHLAA Viability Report February 2017 (HO3)

59

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018
1. Plymouth SHLAA






The assessment of availability is set out in Paragraphs 3.3.4 to 3.3.6 and
3.4.18 to 3.4.21 This is consistent with NPPF paragraph 47 footnote 11 and
paragraph 007 ID:3-007-20140306 of NPPG
The approach to assessing site suitability is set out in Paragraphs 3.4.15 to
3.4.17. This is consistent with paragraph 019 reference ID:3-019-20140306 of
NPPG
The approach taken to the likely economic viability of land. Is set out in
Paragraphs 3.4.22 to 3.4.32, Appendix 1 (HO2A) and the Plymouth and South
West Devon Joint Local Plan viability study (O5). This is consistent with
Paragraph: 021 Reference ID: 3-021-20140306 of NPPG and PPG on viability
and plan making

2. South Hams and West Devon SHLAA






7.19

The assessment of availability is set out in Paragraphs 3.15 and 3.5. This is
consistent with NPPF paragraph 47 footnote 11 and paragraph 007 ID:3-00720140306 of PPG
The approach to assessing site suitability is set out in Paragraphs 3.12 to
3.14, and 3.10. The results of the sites assessments to determine the
suitability of a site are provided within the Site Information Packs (HO4A to
HO4H). This is consistent with paragraph 019 reference ID:3-019-20140306
of PPG
The approach taken to the likely economic viability of land (achievability). Is
set out in Paragraphs 3.16 to 3.20 and the Plymouth and South West Devon
Joint Local Plan viability study (O5). This is consistent with Paragraph: 021
Reference ID: 3-021-20140306 of NPPG and PPG on viability and plan
making

Consequently the JLP Councils consider that this evidence is proportionate, adequate
up to date and relevant which are the tests in NPPF paragraphs 158 and 182.
SHLAA and the process of JLP site selection

7.20

The SHLAA reports provide background evidence on the potential supply of housing
land in the plan area. The SHLAAs reject some sites, in accordance with the
methodology set out in the SHLAA documents. The SHLAAs identified a pot of sites
to go forward in the site selection process to identify the most suitable to meet needs
as per NPPG.

7.21

The JLP Councils emphasise that a SHLAA report is a technical report and is not
a decision or policy making document. It does not allocate land for housing. It
is a technical background study of potential sites for housing. It provides a database
of possible sites for development, an assessment of their development potential and
deliverability to inform later potential housing site allocations. The documents provide
evidence that informed preparation of the submitted JLP. Readers are reminded that
the SHLAA includes a disclaimer (see TP3(rev) Appendix 7.8).
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7.22

The SHLAA helps to inform the selection of appropriate housing site allocations are
subject to consultation through the plan-making process. The evidence in the SHLAA
is a thorough assessment of the sites, produced in accordance with the PPG on
SHLAAs.

7.23

Consequently, it is the subsequent work of the JLP Councils when selecting sites to
allocate and the scale of development which they propose, together with the
monitoring information as at end March 2017, plus the net forecasts of potential
supply from Sustainable Villages (Neighbourhood Plans), small windfalls and HMO
dwellings release as a consequence of student accommodation development, that is
the basis for the supply assessment used in this topic paper.
ADDITIONAL INTELLIGENCE

7.24

SHLAA is one source of information used by the JLP Councils. Other sources of
information about sites and delivery have informed the Councils preparation of the
latest housing trajectories. In particular:
1. Further detailed analysis of lead in times in South Hams and West Devon – used
by the Councils as a means to start the October/November 2017 consultation on
the 2017 Monitoring Point trajectories for the individual large sites (see TP3(rev)
Appendix 11.2)
2. Site specific information about lead in times and delivery rates received by the
JLP Councils from developers, agents and landowners during the
October/November 2017 consultation.

SCALE OF SUPPLY
7.25

Tables 12.a, 12.b and 12.c in this topic paper summarise the scale of housing supply
in the plan period by planning status and supply source. These tables set out the net
supply. Demolitions have been deducted, and the net effect of conversions have
been taken into account. These tables replicate the summary tables JLP2, PPA4 and
TTV4 in the March 2017 monitoring point trajectories (TP3E, TP3F and TP3G).

7.26

Planning status is assessed at the monitoring point of 31 March 2017, as follows:

7.27



Built - dwellings completed between 1 April 2014 and 31 March 2017



Permitted (not built) – dwellings with planning permission (ie a signed decision
notice) that had not lapsed, and had not been completed as at 31 March 2017.



Not yet committed – dwellings without planning permission as at 31 March 2017



Student accommodation release – forecast of Houses in Multiple Occupation
expected to be released and available for housing as the result of completions of
student accommodation.

Dwellings are those forms of housing development within Use Class C3, including
Extra Care dwellings. The following types of housing are excluded:
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Purpose built student accommodation (PBSA)
Short term housing (Use Class C1)
Institutional accommodation (Use Class C2)
Development permitted only for holiday lets (ie not permanent residences)

7.28

Some dwellings that are permitted and built may then be used as second homes.
These are included in the supply counts provided they are not within any of the
excluded categories listed in paragraph 7.14.

7.29

This is consistent with the methodology for calculating the Objectively Assessed
Need for housing (see SHMA Part 1 paragraphs 3.5.5- 3.5.6 and Table 9).
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Table 12a PLYMOUTH AND SOUTH WEST DEVON JOINT LOCAL PLAN AREA – FORECAST HOUSING SUPPLY IN PLAN PERIOD

Supply sources

Planning Status
Built
2014-2016

Permitted
(not built)

Dwellings
release

Not yet
committed*

JLP TOTAL

475

10,348

0

11,268

21,662

0

0

0

350

350

73

0

397

0

225

Small sites (non-allocations)

509

801

0

0

1,310

Large sites (non-allocations)

2,634

1,983

0

0

4,617

0

0

0

1,346

1,346

3,691

13,132

397

12,835

30,055

Allocations
Sustainable Villages (Neighbourhood Plan)
Allowance
Student Accommodation release

Small site (non garden land) Windfalls
SUPPLY TOTAL - all sources
Note * excluding dwellings that were permitted or built

Source: TP3E – Table JLP2
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Table 12b PLYMOUTH POLICY AREA – FORECAST HOUSING SUPPLY IN PLAN PERIOD

Supply sources

Planning Status
Built
2014-2016

Permitted
(not built)

Dwellings
release

Not yet
committed*

JLP TOTAL

374

3,960

0

6,004

10,338

0

3,962

0

1,960

5,922

374

7,922

0

7,964

16,260

0

0

0

0

0

73

0

397

0

470

Small sites (non-allocations)

151

113

0

0

264

Large sites (non-allocations)

1,699

1,389

0

0

3,088

0

0

0

602

602

2,297

9424

397

8,566

20,684

Allocations – Plymouth City
Allocations – Plymouth Fringe
Allocations- SUB TOTAL
Sustainable Villages (Neighbourhood Plan
Allowance)
Student Accommodation release

Small site (non garden land) Windfalls
SUPPLY TOTAL - all sources
Note * excluding dwellings that were permitted or built

Source: TP3F – Table PPA4
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Table 12c THRIVING TOWNS AND VILLAGES POLICY AREA – FORECAST HOUSING SUPPLY IN PLAN PERIOD

Supply sources

Planning Status
Built
2014-2016

Permitted
(not built)

Dwellings
release

Not yet
committed*

JLP TOTAL

101

2,426

0

2,875

5,402

Sustainable Villages (Neighbourhood Plan
Allowance)

0

0

0

650

650

Student Accommodation release

0

0

0

0

0

Small sites (non-allocations)

358

688

0

0

1,046

Large sites (non-allocations)

935

594

0

0

1,529

0

0

0

744

744

1,394

3,708

0

4,269

9,371

Allocations

Small site (non garden land) Windfalls
SUPPLY TOTAL - all sources
Note * excluding dwellings that were permitted or built

Source: TP3F – Table TTV4
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7.30

Table 12a, 12b and 12c summarise the housing supply position in the plan and the
individual policy areas, based on the 2017 monitoring point trajectories. They are the
source of the data in Tables 13a and 13b, which bring together information from the
policy areas, and the source for the comparative analysis provided inTP3(rev)
paragraphs 7.31 to 7.32 below.

Table 13a
Built

Permitted
(not built)

Student
Accommodation
release*

Not yet
committed

Total

Plymouth PA

2,297

9,424

397

8,566

20,684

Thriving Towns &
Villages PA

1,394

3,708

0

4,269

9,371

TOTAL

3,691

13,132

397

12,835

30,055

*not yet delivered at the monitoring point
7.31

69% of supply in the plan period is forecast to be delivered in the Plymouth Policy
Area, with 31% in the Thriving Towns and Villages Policy Area. This is consistent
with the Vision and spatial strategy, focusing major growth at Plymouth. It also
effectively aligns with the strategic balance of housing provision set out in SPT3
where 71% of the total provision is in Plymouth PA and 29% is in the Thriving Towns
and Villages PA. The forecast supply of 30,055 dwellings in the plan period does not
include the residue of two urban extensions at Plymouth (Sherford and Woolwell)
where a further 1,686 dwellings are forecast for delivery after 31 March 2034

7.32

12% of supply has been built in the plan period, with a further 44% permitted but not
built by end March 2016. Another 43% has not yet been committed, although some of
this had been approved as at end March 2016 subject to completion of a S106
agreement. Finally, a modest 1% of supply is forecast for delivery from HMO
dwellings expected to be released in Plymouth as the result of the completion of
student accommodation development.

Table 13b
JLP
Allocations

Plymouth PA
Thriving Towns
& Villages PA
TOTAL

Small and
Large sites
(not
allocations)

Student
Accommo
dation
release

NP
allowance

Small
windfalls

Total

16,260

3,352

470

0

602

20,684

5,402

2,575

0

650

744

9,371

21,662

5,927

470

650

1,346

30,055
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Diagram 1

JLP Plan Area - housing delivery in plan period by supply
sources
397

650 1,346

Completions 2014-2017

3,691

Commitments at 31/3/2017
Submission JLP allocations
(excluding commitments and
completions)
HMO future release (when student
accommodation built)

11,268

Neighbourhood Plan Allowance

13,132

7.33

The pie charts in Diagrams 1 to 3 (based on the evidence in Tables 13a, 13b and 13c
and Graphs JLP1, PPA1 and TTV1 in TP3E, TP3F and TP3G) provide another
means to illustrate the pattern of supply for the Policy Areas and for the plan area,
showing the relative share of the supply in each area by the supply category. Both
Policy Areas have significant proportions of their targets met by completions and
commitments.
Diagram 2

Plymouth Policy Area - housing delivery in plan period by
supply sources
397 602
2,297
Completions 2014-2017
1,960
Commitments at 31/3/2017 (net ie
future demolitions deducted)

6,004
9,424

Submission JLP allocations*
(Plymouth City) - (net ie future
demolitions deducted)
Submission JLP allocations*
(Plymouth Urban Fringe in South
Hams)
HMO future release (when student
accommodation built)
Windfalls (small, non-garden)
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Diagram 3

Thriving Towns and Villages Policy Area - housing delivery by supply sources
744

1,394

Completions (01/04/2014 to
31/03/2017)

650

Commitments at 31/3/17 (includes
u/c)
Allocations (excluding completions +
commitments)
Sustainable Villages (Neighbourhood
Plans) potential supply

2,875
3,708

Windfalls (small, non-garden)

Headroom
7.34

Comparing the housing supply forecast to be delivered in the Plan period to housing
provision targets provides the evidence about the amount of ‘headroom’. This is
shown in Table 14.
Table 14

Supply

Target

Plymouth Policy
Area

20,684

19,000

1,684

8.9%

Thriving Towns
and Villages
Policy Area

9,371

7,700

1,671

21.7%

30,055

26,700

3,355

12.6%

JLP TOTAL

7.35

Total
Headroom

%
Headroom

The LPAs consider that the forecast housing supply offers a healthy level of
‘headroom’ for the purposes of plan making and managing supply. This implications
of this are considered further in Section 8 on Maintaining Supply.
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SOURCES OF SUPPLY
7.36

The housing trajectories include projected housing completions from a range of
sources where there is an expectation for them to be delivered during the plan
period. In addition to actual completions (2014 – 2017), sites with planning
permission, JLP (Submission) allocations, future small windfalls (non-garden land),
together with the potential for supply from Sustainable Villages (Neighbourhood
Plans) and the release of HMO dwellings resulting from student accommodation
development are included. Further detailed evidence about each source from the
2017 Monitoring Point trajectories is given in Tables PPA1, PPA2, PPA3 and PPA4
(TP3F) and Tables TTV1, TTV2, TTV3 and TTV4 (TP3G). Analysis of the sources of
supply is set out in paragraph 7.37 to 7.55 below.
Completions 2014 to 2017

7.37

7.38

Cumulative net completions of 3,691 dwellings were delivered between April 2014
and March 2017 (this includes an estimated 73 HMO dwellings released as a result
of student accommodation development). This equates to 1,232 pa, which is 92% of
the annualised JLP target for those three years. Of these:


2,297 of these are in the Plymouth PA, equating to 766 pa, which is 81% of the
cumulative Policy Area target. Completions on small and large sites are listed on
a site by site basis in the housing trajectory



1,394 are in the Thriving Towns and Village PA, equating to 465 pa which is
121% of the cumulative Policy Area target. Completions on large sites are listed
on a site by site basis in the housing trajectory, and completions on small sites
are listed in Appendix 7.1 of this topic paper.

475 (13%) of the 3,691 dwellings built are on JLP site allocations, with 3,216 (87%)
on non-allocation sites.
Commitments

7.39

The category of ‘commitments’ comprise small and large sites which are not
allocated These are dwellings on sites with planning permission that are not
allocated for housing development in the JLP that have not yet been completed as at
the Monitoring Point, and where the planning permission had not lapsed at that point.
Unless there is evidence to demonstrate that they are not capable of being delivered,
they are included in the housing trajectory and count towards the supply to meet the
housing provision requirement in the plan period.

7.40

Large and Small sites. In the housing trajectories produced by the JLC Councils,
large sites are sites of 5 or more dwellings (gross) in PPA, and 10 or more (net) in
TTVPA. The reason for the different thresholds is historical, due to the different
monitoring systems in the three LPAs. The JLP Councils consider that this does not
materially reduce the robustness of the evidence, as the difference is explicit and
does not adversely impact on the strategic or operational use of the data. It is more
important that the thresholds are applied consistently within each Policy Area when
counting supply, to avoid double counting or omissions.
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7.41

Net Completions The forecasts of housing supply in the plan period are ‘net’. All the
tables in the TTVPA trajectories (TP3C/Ci and TP3G) are expressed as net numbers.
In the PPA trajectory the numbers in Table 1 and Table PPA2 are expressed in terms
of gross completions but in the latter there is an additional row that identifies the
number of housing demolitions in each year. These are then subtracted from the
supply to give total net completions in each year.

7.42

2016 Monitoring Point Trajectories -Table 12a in the Housing Topic Paper (TP3)
with a publication date of March 2017 related to the end March 2016 monitoring
point, where planning permission relates to the date on the decision notice being on
or before that point.

7.43

Large sites were listed individually in the housing trajectories in TP3Ai-Table PPA1
and in TP3Ci – Table TTV1. The combined small sites commitments totals were
listed in a single row in Table TTV2. The detailed evidence about the individual
small sites commitments in TTVPA was set out :
a) For PPA in the trajectory in TP3A/Ai; and
b) For TTVPA in Appendix 7.2 in TP3B/Bi.

7.44

It should be noted that the outstanding commitments in JLP Table 3.3 and the small
and large sites (non-allocations) that are not built shown in Table 12a are net figures,
ie where the lapse rate has already been applied (in addition to any demolitions on
these sites having been deducted).

7.45

The A3 format 2016 monitoring point trajectories in Tables PPA1 and PPA2 and
TTV1 and TTV2 (TP3Bi and TP3Ci) summarised the small site and large site
commitment trajectories before the lapsed rate was applied and have separate rows
to show the specific number of dwellings deducted based on applying the lapsed
rates to commitments where the site has not started. (More details about lapse rates
are set out in TP3(rev) paragraphs 7.49 to 7.55).

7.46

2017 Monitoring Point Trajectories. The updated evidence about small and large
sites that are not allocated is provided by the 2017 Monitoring Point TTVPA housing
trajectory in Table TTV1 and TTV2. Details about the small sites are in the TP3(rev)
Appendices 7.1 and 7.2). With the additional intelligence about large sites, the
approach has been modified so that supply is counted as nil for a limited number of
sites in TTVPA where that new evidence confirms that sites with permission will not
or are unlikely to be developed. This significantly reduced the need to apply a lapse
rate to large sites. A 10% lapse rate is applied to the small sites that have not yet
started. The 1,310 and 4,617 small and large site total commitments included in the
JLP supply count for the plan period equates to 19.8% of forecast supply in the plan
period, and 3,142 of these have been built (between 2014 to 2017), with the
remaining 2,784 (net) forecast to be built in the plan period. It is therefore
appropriate to include this supply source, and the scale of supply is justified.
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7.47

2017 Monitoring Point Trajectories Results - Of the 13,132 net commitments36 at
end March 2017 that are expected to be completed in the plan period, 9,424 (72%)
are in the Plymouth PA and 3,708 (28%) are in the Thriving Towns and Village PA.
The net figure of 9,424 in the Plymouth PA takes account to 145 dwellings that will be
demolished on those sites. 858 of the 9,424 dwellings were under construction at
end March 2017. Demolitions in the Thriving Towns and Villages PA are taken
account of in calculating net supply but are not separately recorded at this time. 371
of the 3,708 dwellings in the Thriving Towns and Villages were under construction at
end March 2017.

7.48

Large site commitments as at end March 2017 are listed individually on the detailed
housing trajectories for the two Policy areas. As requested by the Inspectors in their
letter of 4 September 2017, the small sites information on commitments and
completions are aggregated into a single row in the detailed Policy Area trajectories.
The detailed evidence about small site commitments is set out in Appendix 7.2 of this
topic paper where they are listed on a site by site basis, for each Policy Areas.
Lapse rates

7.49

Planning permissions that had expired by end March 2017 cannot be implemented.
They have ‘lapsed’ and are not counted as commitments in the housing trajectories.37

7.50

A general lapse rate has not been applied to large sites in the 2017 Monitoring Point
trajectories. Instead, because the JLP Councils had up to date evidence about future
site delivery, this was considered and taken into account by the Councils when
forecasting future housing supply. Appendix 11 of this Topic Paper includes the
assessment of the level of agreement about the forecast delivery of large sites. This
includes large sites with planning permissions that had not expired as at end March
2017. Where there is evidence that large sites with permission that are not allocate d
and cannot be implemented or are highly unlikely to be delivered, the Councils have
listed the sites on the trajectories but counted those sites as NIL dwellings for the
plan period supply. Examples of sites that are counted as NIL are (number of
dwellings permitted are highlighted):


Fort Bovisand (undeliverable - Heritage Lottery funding bid unsuccessful) 50 dws
(note: a second application has since been approved subject to S106)



Venn Farm Phase 2b Brixton (applicant (housebuilder) confirmed no intention to
pursue development) 17 dws



The Old Woollen Mill, North Tawton (applicant (housebuilder) confirmed no
intention to implement the planning permission) 62 dws

36

A commitment is a dwelling that has not yet been completed and is on a site with planning permission that
has not lapsed.
37
If the site is also a JLP site allocation for housing, then the site capacity continues to be counted towards
supply because it is an allocation, but the Councils have reassessed the lead in time which is reflected in the
updated 2017 monitoring point trajectory. Two large sites totalling 28 units in TTVPA with consent but not
allocated have had a lapse rate of 15% applied because they are considered ‘developable’ and either the
landowner/agent didn’t respond to the October 2017 consultation or there may be some short term viability
issues. Both sites are for delivery after the point of plan adoption
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Melville Building, Royal William Yard (intention now to develop as hotel) 40 dws



St Andrews Court, 12 St Andrews Street (permission for office development is
now being implemented) 33 dws



Brown Bear, 20 Chapel Street (land owner indicated existing consent is not
deliverable) 17 dws

7.51

The Councils’ approach is to rely on individual site assessment of large sites using up
to date evidence on delivery combined with the removal from the supply count of
sites forecast as not being delivered or as unlikely to be delivered in the plan period.
This is the correct approach to managing future uncertainty relating to large sites for
the purposes of the trajectory. Making a further reduction for lapsing on large sites is
both unnecessary and inappropriate. It would be ‘double-discounting’.

7.52

Monitoring has identified the number of dwellings on small sites with planning
permission that have not yet expired but not yet started. These sites have not been
individually assessed regarding future delivery. So the correct approach is to apply a
lapse rate to these outstanding commitments, for the purposes of the trajectory, as
some may lapse in the future and not contribute to housing supply.

7.53

A lapse rate of 10% has been applied to the 80 dwellings on small sites with
outstanding commitments in the Plymouth Policy Area that had not started as at end
March 2017. Justification of the 10% lapse rate is set out in Appendix 7.3a of this
topic paper. Lapse rates in the last 3 years has been low at 2%, 2% and 1%.
However, intelligence on a number of planning consents leads the councils to
conclude that there is evidence which suggests non implementation. Lapse rate is
not been applied to large sites PPA sites that have permission , are not allocated but
remain in the trajectory count because the Councils have already removed consents
that are not deemed deliverable.

7.54

A rate based on actual historic lapsed permissions on small sites in South Hams and
West Devon has not yet been calculated. So instead, a lapse rate of 15% has been
assumed and applied to 727 dwellings on small sites with outstanding commitments
in the Thriving Towns and Villages Policy Area that had not started as at end March
2017. 15% is the mid-point of the range of 10 to 20% ‘drop out’ rate which was
included in a CLG presentation to the HBF planning conference in September 2015
(For a year’s permissions for housing around 10-20% do not materialise into a start;
the permission ‘drops out’). The slide from that presentation containing this evidence
is reproduced in Appendix 7.3b of this topic paper. Reliance on this assumption for
the purposes of the trajectory in the evidence base for the JLP Publication Plan does
not preclude the use of a locally specific lapse rate in the future, for plan making or
development management, provided that appropriate, proportionate evidence is
forthcoming.

7.55

A discount has not been applied to sites that have commenced, particularly where
dwellings are under construction, as it is reasonable to expect these sites to be
completed.
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Future Windfalls
7.56

Table 3.3 in the Submission JLP includes forecast supply from small, non-garden
land windfalls. This supply category is consistent with NPPF paragraph 48 and
NPPG ID: 3-24-20140306. The JLP Councils have compelling evidence that a
windfall allowance is justified in the 5 year housing land supply and as part of the
supply in the plan period, for small non-garden windfalls only.

7.57 Detailed evidence about small windfall completions was set out in Appendix 7.4 of
the Housing Topic Paper (TP3). That evidence has now been updated by the 2017
Monitoring Point TTV housing trajectory, and the detailed evidence about the
additional 2016/17 actual windfalls completions has been included in this updated
Housing Topic Paper (TP3(rev) Appendix 7.4). Windfalls are sites that have not been
allocated in Local Plans or Development Plan Documents, and are not on residential
gardens. It is based on evidence about past delivery of small windfalls that meet this
definition.
7.58

Robust evidence supports the supply of small, non-garden windfalls forecast,
consistent with the NPPF. The detailed evidence used to justify the annual rate of
windfalls of 43 pa (for Plymouth PA) and approximately 53 pa (Thriving Towns and
Villages PA) expected to be delivered in the future is set out respectively in Topic
Paper Appendix 7.4a and Appendix 7.4b. Rates of ‘net’ windfalls differ within the
TTVPA (42 to 44 pa in the South Hams and 10 to 12 in West Devon) and this is
recorded in the TTVPA housing trajectory.

7.59

The forecast relates to small sites. Small sites in PPA relate to sites of 4 or less
(gross), whereas in the South Hams and West Devon areas in TTVPA they are sites
of 9 or less (net). The reason for this is because of historical differences between the
monitoring systems of the three LPAs. The JLP Councils consider that this does not
impact on the robustness of the evidence as the different thresholds are explicit, and
it does not alter the strategic or operational use of the data. Consistency of counting
supply within each Policy Area is more important, to avoid double counting or
omissions.

7.60

The housing trajectories therefore include forecast supply from small, non –garden
windfall sites amounting to 602 and 744 dwellings between April 2020 and March
2034 in the PPA and the TTVPA respectively. Together these equate to about 4% of
total supply forecast for delivery in the plan period.

7.61

To avoid double counting with supply from existing commitments that are small
windfalls, the windfall rate applies from 2020/21 onwards. No allowance for delivery
of dwellings from small site windfalls is included in the years 2017/18, 2018/19 and
2019/20, to avoid overlap with delivery of dwellings on small site commitments. It is
therefore appropriate to include this supply source, and the scale of supply from this
category is justified.

7.62

In TTVPA, the historic rate of 70 pa has been reduced by 14 to 18 dws pa (the
annualised potential capacity from small sites that might be delivered through the
neighbourhood plan process in the Sustainable Villages category - see Appendix
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7.6), down to 52 to 56 pa. This avoids the risk of potential double count with dwellings
delivered in the future from small sites in Sustainable Villages that are allocated for
development in Neighbourhood Plans
7.63

Future large windfalls are not forecast and no allowance is made for future large
windfalls in the supply assessment in the housing trajectories. However, if delivered
they will be reported through the monitoring of development.

7.64

For the avoidance of doubt, the LPAs confirm that the windfall allowance made in the
Plymouth PA applies only to that part within Plymouth City. There is no forecast of
future windfall delivery within that part of the Plymouth PA which lies within the South
Hams. This is because there are unlikely to be any significant numbers of windfall
sites in the PPA outside the City given:


the location and extent of the urban extension sites in the South Hams;



the boundary of the Urban Fringe; and



the area outside the urban fringe is ‘countryside and subject to NPPF and JLP
policies that control housing development in the countryside.

JLP Site Allocations
7.65

The Joint Local Plan allocates sites for development. They includes sites for housing
or for mixed use where housing is one of the uses specified. This only includes sites
over a 0.25 hectares threshold. Justification for the sites allocated is set out in the
sites assessments38. The process of assessing which sites to allocate in this plan has
sought to:


Bring forward sites that are deliverable (either within the first five years, to
contribute to the five-year housing land supply of the two policy areas, or
within the plan-period).



Accord with the principles of sustainable development, sustainable linked
neighbourhoods and sustainable communities.



Safeguard the special environment qualities of the Plan Area, including its
landscape and historic environment and its marine environment.



Respond positively to site constraints and development site capacity, whilst
also taking account of past delivery rates and a proactive agenda for boost
housing supply and delivery.

7.66

The total capacity of JLP site allocations is estimated to be 23,348 dwellings. This
includes 1,686 dwellings that are forecast for completion after the plan period.

7.67

21,662 dwellings on JLP site allocations are forecast for completion during the plan
period, equivalent to three quarters of supply. They are made up of sites with
planning permission and sites yet to be committed as follows :

38

Summary of allocated and rejected sites October 2017 (EXC3D)
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10,723 dwellings on the JLP allocations are already permitted, comprise 49% of
the allocations. Of these 475 have been built (3%) and 10,348 are permitted but
not yet built (97%); plus



11,268 dwellings from the JLP allocations yet to be committed through planning
permission, equating to.52% of the supply in the plan period

7.68

16,260 dwellings (75%) of the 21,662 supply forecast to be completed in the plan
period are in the Plymouth Policy Area and 5,402 dwellings (25%) are in the Thriving
Towns and Villages Policy Area. Of the 5,402 dwellings, 4,441 are at the Main
Towns, and 961 are at the Smaller Towns and Key Villages.

7.69

About 64% (10,338) of the 16,260 dwellings on allocations in the Plymouth PA are in
the City with the remaining 36% (5,992) on urban extensions within that part of the
Plymouth Urban Fringe located in the South Hams. This does not include 1,686
dwellings on two of these urban extensions currently forecast for completion after the
end of the plan period (all in that part of the Plymouth Urban Fringe located in the
South Hams) .

7.70

Appendix 7.5 provides a summary of the forecast delivery each year from JLP site
allocations.

7.71

For the avoidance of doubt, the LPAs confirm that unless the JLP has allocated sites,
then sites previously allocated in adopted DPDs are not carried forward, as the
policies in the DPDs will be superseded by the JLP. Many sites is previous DPDs
have been implemented or permitted. However, it should be noted that the JLP is not
allocating sites in the Sustainable Villages category of settlements, as the JLP
expects that Neighbourhood Plans will be the means to propose site allocations.
Sustainable Villages (Neighbourhood Plans) Allowance

7.72

In the Thriving Towns and Villages policy area, the JLP delegates site allocations for
the Sustainable Villages settlement category to neighbourhood plans. The TTVPA
housing trajectory therefore includes an allowance for housing supply in Sustainable
Villages delivered from the potential for sites to be identified for housing development
through Neighbourhood Plans at those settlements.

7.73

This is appropriate because the JLP is not allocating sites at Sustainable Villages,
and so there is no double counting with other supply sources. The allowance is
based on the potential for supply to come forward through this route. Table 12a in
TP3 and Table 3.3 in the Submission JLP showed the forecast supply from this
category as 720 dwellings during the plan period. Appendix 7.6 in the March 2017
Housing Topic Paper (TP3) provided the evidence for the potential number of new
homes which could come forward through these plans over the plan period. It took
account of the sustainability characteristics of the villages, their location in relation to
the AONBs, and available sites identified in the Strategic Housing Land Availability
Assessment (SHLAA). The forecast of the timing of delivery was cautious. To
manage the risks of delivery, where delivery depends on plan making outside the JLP
process, the trajectory in Table TTV2 (TP3C) forecast delivery at a rate of 80 dpa
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over the 9 years from 2025/26 to 2033/34. So it did not rely on delivery from this
source early in the plan period. The JLP paragraph 5.157 explained the contingency
measure if monitoring shows that Neighbourhood Plans are not bringing forward
allocations to support Policy TTV30. It was therefore appropriate to include this
supply source, and the scale of supply was justified.
7.74

In the 2017 Monitoring Point TTVPA trajectory the annual rate of supply in this supply
category has been reduced to 72 dpa for the 9 years from 2025/26 to 2033/34. This
is due to the decision by the Newton and Noss Neighbourhood Plan Group not to
propose allocating the site of 70 dwellings at Collaton Park, in the Neighbourhood
Plan. That site had been included as part of the potential supply in this category in
the 2016 Monitoring Point TTVPA trajectory (see TP3 Annex 7.6). Consequently the
potential supply in this category has been reduced from 720 down to 650 dwellings in
the TTVPA 2017 Monitoring Point Trajectory (TP3G).

7.75

Topic Paper Appendix 7.6 provides the evidence demonstrating how the allowance
for housing in the settlement category of Sustainable Villages delivered through
Neighbourhood Plans has been calculated. The method of calculation results in a
forecast allowance of 650 units for the plan period 39. The LPAs consider that there is
sufficient, robust information about the potential to deliver to enable this amount for
this supply category to be included in the trajectory. The supply forecast relies on the
site-based assessment in the updated Appendix 7.6 in this Topic Paper rather than
the more theoretical levels which are referred to in JLP Figure 5.8.

7.76

Policy TTV30 provides the ‘hook’ enabling proposals for housing development being
set out in current and future Neighbourhood Plans to be included as one of the
housing supply mechanisms for the TTVPA housing trajectory. The Sustainable
Villages (Neighbourhood Plans) allowance is appropriate approach, mindful of the
ongoing development of neighbourhood plans within the JLP plan area. The
allowance takes into account the potential for future provision in villages, where the
JLP has not identified site allocations. The scale of the allowance was informed by
the evidence in SHLAA. In determining the scale of supply, the JLP partners have
been mindful of the relative availability of services and facilities in those settlements,
and the need to avoid unacceptable impact on the AONBs, Dartmoor National Park
and their settings. Sufficient flexibility for the JLP is provided by the assumption in the
TTVPA housing trajectory that delivery from Neighbourhood Plan provision occurs
later in the plan period, although it could occur sooner. The JLP indicates that the
LPAs will consider undertaking informal planning studies to identify new site
opportunities that can built into the next review of the JLP if monitoring shows that
Neighbourhood Plans are not bringing forward allocations to support Policy TTV30.
This approach is an appropriate response to managing the risks.

39

The March 2016 monitoring point TTVPA trajectory had forecast supply of 720 dwellings (see TP3 Appendix
7.6). This included a site of 70 dwellings at Collaton Park. That site now has planning permission but it is not
included as a potential site in the emerging Newton and Noss Neighbourhood Plan. So it is counted as a large
site commitment in the March 2017 monitoring point TTVPA trajectory (TP3G). To avoid double counting the
70 are deducted from the 720 dwellings Sustainable Villages (Neighbourhood Plan) allowance reducing the
allowance down to 650 dwellings (see TP3G).
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7.77

The TTVPA housing trajectory shows that delivery of this supply category starting
from 2025/26 and extending to the end of the plan period. This is in order to allow for
sufficient time for Neighbourhood Plans to bring forward site allocations. The rate is
annualised at 72 pa in the TTVPA trajectory. That rate is the sum of the different
annual rates in the South Hams and West Devon, which are also shown in the
trajectory. As Neighbourhood Plan making progresses and more evidence is
available about site allocations and their expected delivery, then the housing
trajectories for the JLP monitoring can be updated and refined to reflect the
contemporary information. The JLP includes delivery from the Neighbourhood Plan
allowance in the rolling 5 year housing land supply allowance. The allowance is nil up
to and including 2024/25. Consequently, this supply category does not contribute to
the 5 year housing land supply at the anticipated point of plan adoption.

7.78

The JLPs emphasise that the March 2017 monitoring point forecast of 650 dwellings
completions is not a limit on the amount of housing that might be delivered from this
supply category. It is the scale of potential supply that we can currently demonstrate
for the purposes of the housing supply trajectory, based on the information available
at this time. It does not prejudge or predetermine which sites will be allocated. The
allowance is made solely for the purpose of enabling the housing trajectory to include
this as a component of forecast supply. The scale of delivery through
Neighbourhood Plans could be higher than the 650 shown in Appendix 7.6. If
dwellings that are allocated through Neighbourhood Plans are actually built before
April 2025, then they will count as completions at the relevant monitoring point. They
will be taken into account when assessing the cumulative number of completions
since the start of the JLP plan period.

7.79

It should be noted that the JLP Councils assume that Neighbourhood Plan allocations
in other settlement categories will not simply duplicate sites allocated by the JLP, but
no additional allowance for supply from that source has been included in the TTVPA
housing trajectory.

7.80

To avoid double counting, the windfall rate of 53 pa in the Thriving Towns and
Villages PA has already been reduced by the annualised potential capacity from
small sites that might be delivered through the neighbourhood plan process in the
Sustainable Villages category – see Appendix 7.6 which provides the evidence and
justifies the scale of that reduction.
Release of housing as the result of student accommodation development

7.81

The PPA housing trajectory includes an allowance for the amount of housing that the
development of student accommodation releases in the housing market. This is
consistent with Paragraph: 038 Reference ID: 3-038-20140306. The housing supply
identified in the trajectories includes 470 dwellings from the release of HMOs in
Plymouth City as the result of delivery of committed and allocated supply of purpose
built student accommodation. The City Council estimates that 73 of these 470 have
been achieved between April 2014 and March 2017. This approach is consistent with
NPPG, and is based on robust analysis of council tax data.
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7.82

The allowance for housing release takes account of recent and future student
numbers, so double counting is avoided. There are two universities in the city –
Plymouth University, being the largest, and the College of St Mark and St John.
Student numbers have declined recently including the years since the start of the
plan period. The HEIs anticipate that student numbers will stabilise in the future and
are not anticipating any significant expansion of student numbers that would require
additional housing.

7.83

It is therefore appropriate and reasonable to include this supply category where there
is a release of accommodation to the market as the result of the provision of PBSA.
HO16 (Table 4) provides evidence that there has been an ongoing and significant
decline in the number of properties in Plymouth that are exclusively occupied by
students, in 2014/15 there was a net reduction of 191 properties and in 2015/16 there
was a net reduction of 323 properties. At the same time, Plymouth’s student
population decreased, as shown in Table 15 below:
Table 15 Number of Students in Plymouth Higher Education Institutes
Academic Year

% change from
previous year

2010/11

Plymouth’s Higher
Education Institutes cumulative student
enrolments
(student population)
35,515

2011/12

34,140

-3.87

2012/13

31,779

-6.92

2013/14

30,411

-4.30

2014/15

29,091

-4.34

2015/16

24,077

-17.24

n/a

This information is extrapolated from data presented in Tables 1-3 in HO16.
7.84

HO16 also provides the evidence to demonstrate that has been an increase in the
number of bed spaces in Purpose Built Student Accommodation (PBSA) in Plymouth
over recent years. HO16 Table 3 reports that in the last 10 years 4,051 new bed
spaces in PBSA have been approved by the LPA and although a proportion (33%) of
these consents have lapsed, 2,703 bed spaces in PBSA have been delivered or are
in the delivery pipeline.

7.85

Based on this evidence it is therefore reasonable to assume that a number of
properties that were once fully occupied by students are now available as market
housing or have bed spaces available for Plymouth’s non-student population as there
is less demand for student housing as a result of student population decline, an
increased supply of PBSA and a reduction in the number of properties with a council
tax exemption owing to exclusive student occupation.

7.86

The JLP Councils have calculated the likely number of dwellings that are released to
the housing market as a result of new PBSA, to inform the PPA and JLP housing

78

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018
trajectory. The calculation is based on a number of assumptions that are considered
to be reasonable, cautious and justified.
1. The starting point for this ‘housing release’ calculation is the number of student
occupied HMOs in Plymouth, reported in HO16 as 512. Further interrogation of
the HMO register showed the cumulative number of bed spaces available to
students in these 512 properties was 3,796 as reported in HO16 Figure.
2. Excluding large licensed HMOs, there are 2,347 properties exclusively occupied
by students, we do not have intelligence on the number of bedrooms in each of
these properties, however, this it is likely to be less than 5 if it is not on the HMO
register. Taking in to account the transient nature of students, the JLP Councils
have made an assumption that it is possible 3 persons could reside in each
student exclusive dwelling (3 being an approximate average of 5 and assuming
HMOs of 5 or more persons are likely to be licensed properties). On that basis,
with the exception of licensed HMOs, the total number of bed spaces in dwellings
occupied by students in Plymouth is 7,041 (number of properties, excluding
licensed HMOs, multiplied by estimated occupants). Using these assumptions,
and taking into account the bed spaces available in large HMOs, the cumulative
total number of bed spaces in student exclusive dwellings is 10,837.
3. To forecast potential housing releases, the Councils used the assumptions in 1.
and 2. above to create a ratio of bed spaces per HMO in Plymouth. This is
calculated by dividing the total number of bed spaces in student exclusive
dwellings by the number of council tax exempt properties (10,837 / 2,859). This
is the basis for the assumption that 3.79 students live in each property that is
exempt from council tax.
4. In making future projections for the allowance, the JLP Councils have been
informed by the city’s HEIs that over the coming years Plymouth’s student
population is likely to stabilise, however, the number of bed spaces that will
become available in PBSA is set to increase and improve the accommodation
offer for students (HO16).
5. As of January 2017, 1,281 bed spaces in PBSA were under construction and a
further 1,048 PBSA bed spaces were in the delivery pipeline. Upon their
completion the supply of PBSA would increase by almost 43%.(HO16).
6. HEI’s and developers report that large scale PBSA with more than 100 bed
spaces are likely to have occupancy levels of 75% whereas smaller PBSA are
likely to achieve occupancy levels of 95%. This intelligence has been factored in
into a) and b) below.
a) as of April 2016, 1,202 PBSA bed spaces were under construction (HO16
- Appendix 4). Taking account of the estimated occupation rates results in
a forecast that 901 bed spaces could be occupied upon completion (517
by September 2017 and 384 by September 2018 (HO16 Figure 1).
b) a 50% non-implementation rate to planned PBSA has then been applied.
This is a cautious approach that the Councils have taken to reflect a
historic non-implementation rate of 33% and the recent decline in student
numbers across the city, now expected to stabilise.
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7. In total within the first 8 years of the plan period, the JLP Councils have used the
evidence and assumptions set out above to derive a robust assessment of the
release of student bed spaces in HMOs. It leads to the conclusion that this is
equivalent to the release of 470 dwellings available for market housing. The
forecast year of delivery of this release is indicated in Table 16.

Table 16 Forecast year of delivery of housing as the result of student
accommodation development
Time period
1 April 2014 to
31 March 2017

Forecast
dwellings release
73

1 April 2017 to
31 March 2022
397

TOTAL

Forecast annual delivery
of the release of dwellings
2014/15 Nil
2015/16 16
2016/17 57
2017/18 16
2018/19 246
2019/20 45
2020/21 45
2021/22 45

470

See Appendix 7.7 Table A7-1 –which provides the calculations that forecast the
annual delivery
7.87

Any gains from HMOs converting to flats within the plan period would not be counted
in the PPA supply to avoid double counting with this 470 dwellings allowance.
Monitoring will identify whether there are any changes in circumstance that might
warrant reverting to counting HMO conversions to flats in the housing supply instead
of the methodology proposed.

7.88

Therefore, the consequence of new purpose built student accommodation releasing
dwellings in the housing market, results in a net addition to supply which can be
included in the trajectory and counted towards meeting the SPT3 PPA target of
19,000.

7.89

The LPAs consider that there is sufficient, robust information about this supply
category for it to be included in the trajectory. Appendix 7.7 of this topic paper
provides the evidence about the methodology for the deriving the forecast of release
of housing from future student accommodation.

Supply sources not included in the trajectories
7.90

For the avoidance of doubt, the JLP Councils confirm that the trajectories do not
include the following categories of potential housing supply:
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a)

Empty Homes brought back into use- NPPF makes clear that local planning
authorities should identify and bring back into residential use empty housing and
buildings, in line with local housing and empty homes strategies. No specific
allowance for net additional housing supply from bringing empty homes back into
use is made for this in the suite of JLP trajectories. Any future empty homes
strategies and evidence relating to the means to support delivery may enable a
future JLP review to take this potential supply source into account in line with
national guidance.

b)

No forecast of future affordable housing delivered through rural exception sites
that are not already permitted. However, if rural exception sites are delivered
they will be reported through the monitoring of development.

c) Large windfalls – The trajectories do not include a forecast of large sites not
allocated or committed as at 2017. Over time other sites may be identified in later
Strategic Housing Land Availability Assessment updates or be permitted.
Development of these sites would add to housing supply. However, at this time
they are unknown and so are not included in the housing trajectories’ supply.
d) Opportunity sites within the City Centre and Waterfront Growth Area. Opportunity
sites are identified in the JLP as having significant potential for supporting the
delivery of the Strategic Outcome and Objective for this Growth Area in Plymouth.
They are however not allocated in the plan, and therefore are not shown on the
proposals map, because there is insufficient evidence at the current time of their
deliverability within the plan period. The LPA is supportive in principle of
development of these sites if key constraints can be overcome in an acceptable
way and a deliverable proposal can be identified. Each site has considerable
potential to support the achievement of the plan's vision. The LPA is hopeful that
by the time of the next plan review they may be able to be included as positive
allocations. They include the sites with the opportunity for residential development
as part of mixed use at: The Royal Citadel; Mayflower Street West / Armada
Centre; and Land to the east of Sutton Road, Coxside. These sites are not listed
in the Plymouth PA housing trajectory or JLP (plan area) housing trajectory or the
summaries for example in Tables 13.a – 13b in this topic paper. Consequently, at
present they are not included in the trajectories and do not count towards the plan
target of at least 26,700 or the Plymouth Policy Area target of 19,000.

IMPLICATIONS OF THE HOUSING WHITE PAPER FOR SUPPLY FORECASTS
7.91

Section 7 of the topic paper focuses on housing supply to meet the housing provision
for the plan period. It is based on the published national planning policy and planning
practice guidance, as well as lessons learnt from Local Plan examinations elsewhere
and planning case law.

7.92

The evidence on which the 2016 Monitoring Point trajectories were produced by the
LPAs relied on evidence and work undertaken before the Housing White Paper was
published on 7 February 2017.
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7.93

The topic paper provides an early opportunity to start to consider the potential
implications of the White Paper proposals on future housing supply.
A. Proposals to change NPPF to:
1. make it clear that plans and individual development proposals should:


make efficient use of land and avoid building homes at low densities



address the particular scope for higher-density housing in urban locations



ensure that the density and form of development reflect the character,
accessibility and infrastructure capacity of an area



take a flexible approach in adopting and applying policy and guidance that
could inhibit these objectives.

2. underline particular priorities that should be pursued such as:


bringing brownfield land back into use



more homes on public sector land



supporting small and medium sized sites and thriving rural communities

7.94

The LPAs consider that the assessments of site capacity on sites allocated by the
JLP and on the SHLAA sites that informed the Neighbourhood Plan allowance are
robust and realistic. The need to make efficient use of land and at the same time take
account of the character and qualities of the area have already been factored into the
calculations. This includes the opportunity for higher density housing in urban
locations. The plan has had full regard to the opportunities for bringing brownfield
land back into use, for example continuing the long history of regenerating brownfield
sites in Plymouth. The plan also continues the process of more homes on public
sector land. The Thriving Towns and Villages policies demonstrate how the JLP is
supporting rural communities. Site allocations include small and medium sized sites,
and more are anticipated through the Neighbourhood Plan process and the forecast
of delivery from small, non-garden land, windfall sites.

7.95

The White Paper includes the following proposals relating to a requirement for small
site allocations:
A.55 make clear that on top of the allowance made for windfall sites, at least 10% of the
sites allocated for residential development in local plans should be sites of half a
hectare or less

7.96

The LPAs will have the opportunity to ascertain how many of the sites allocated in the
JLP are below the threshold. As proposed in the White Paper A.55, there would be an
opportunity for the LPAs to work with developers as one way to encourage the subdivision of large sites, to increase the supply of land available to small and medium-sized
housebuilders.

7.97

The White Paper includes proposals to amend the NPPF regarding the mix of
housing sites.
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HWP A.54 “There are opportunities to go further to support a good mix of sites and meet
rural housing needs, especially where scope exists to expand settlements in a way which
is sustainable and helps provide homes for local people. This is especially important in
those rural areas where a high demand for homes makes the cost of housing a particular
challenge for local people. With these objectives in mind proposing a number of
additional changes to the National Planning Policy Framework to: highlight the
opportunities that neighbourhood plans present for identifying and allocating
small sites that are suitable for housing, drawing on the knowledge of local
communities;
7.98

The method for calculating the JLP allowance for housing supply from neighbourhood
planning proposals already highlights the potential for delivery on small sites from this
supply category (a forecast total of 236 dwellings). This had been undertaken to
avoid double counting with the forecast delivery from small, non garden land
windfalls. This does not preclude other small site allocations being included in
neighbourhood plans.

7.99

Housing trajectories for the JLP plan area and the two Policy areas are part of the
JLP evidence base and have informed the decision about the housing targets set out
in JLP Policy SPT3. Those trajectories rely on assessment of the delivery of housing
on sites on a year by year basis. The LPAs consider that the assessments made are
sufficiently robust at this time and can be relied on for the housing trajectories used
for plan-making purposes. The White Paper includes proposals towards building
homes faster. The JLP supply forecasts are mindful of the need for timely plan
preparation, proportionate evidence and the tests of soundness. The end March 2017
monitoring point trajectories include the latest evidence about lead in times, delivery
rates, including having been informed by intelligence from developers and
housebuilders regarding their sites.

7.100 The 2017 Autumn Budget Statement announced the Government’s intention to
consult on expecting local authorities to bring forward 20% of their housing supply as
small sites. This is based on the expectation that this will speed up the building of
new homes and increase competition in the house building market.
7.101 Standard Methodology for Assessing Housing Need. The Government is consulting
on changes to the NPPF to counter the negative effects of the 5 year housing land
supply planning tool through ways to increase certainty. This includes a standard
approach to housing need assessment and the housing delivery test, with
consequential implications for assessing the 5 year housing land supply.
7.102 The JLP Councils are mindful of the recent consultation proposals by the Secretary of
State (Planning for the right homes in the right places, 14 September 2017) setting
out a proposed approach to calculating local need. This was accompanied by a data
table showing the indicative assessment of housing need for each District based on
the proposed formula 2016 to 2026. The table shows the outcome of the application
of the proposed formula for assessing housing need.
7.103 Table 17 in this Topic Paper replicates the content of that data table for the 3 Local
Authorities in the Plymouth HMA. It demonstrates that total annualised rate for the
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Plymouth HMA from the SHMA Part 1 OAN is higher than the combined total rate for
the three authorities from the proposed standard methodology.
Table 17 Annualised housing need in Plymouth HMA – comparison of the
application of the CLG standard methodology and SHMA Part 1 OAN

City/District in
Plymouth HMA

Indicative assessment of
housing need based on
proposed formula, 2016
to 2026
(dwellings per annum

Current local assessment
of housing need, based
on most recent publically
available document
SHMA Part 1 (HO13)
(dwellings per annum)

Plymouth City

647

911

South Hams

354

196

West Devon

318

258

1,319

1,365

PLYMOUTH HMA
TOTAL

7.104 In the Councils’ response of 1 November 2017 (EXC4A) to the Inspector’s note
(EXC4), the JLP Councils have had regard to Table 1 and paragraph 55 of the
consultation document (“the proposed standardised method for housing need has no
bearing on the examination, nor on the future 5 year land supply position and
decision making post adoption of the Joint Local Plan”). The Councils are of the view
that the JLP examination should progress using the current approach to establishing
housing need as set out in the evidence base supporting the JLP (ie SHMA Part 1).
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8. MAINTAINING SUPPLY

8.1

8.2

This section of the Topic Paper focuses on the evidence about how the Councils
anticipate that actual and forecast housing supply in the plan period within the JLP
plan area will be maintained. This is the supply identified to meet the housing need
to be accommodated in the plan area as expressed in the SPT3 housing provision
targets. The section provides evidence and analysis about:


housing growth over time - delivery



delivery from the supply categories, and



supply performance.

The analysis in Section 8 draws on the evidence in Topic Paper Section 7 and the
housing trajectories. This analysed in the context of the Housing Implementation
Strategy set out in the JLP because NPPF paragraph 47 bullet point 5 requires LPAs
to set out a Housing Implementation Strategy, which provides the approach towards
maintaining housing supply.
Delivering development

8.3

The expected rate of housing delivery over the plan period is illustrated through the
housing trajectories. The evidence on which the Submission JLP relied were housing
trajectories for the JLP area and the two Policy Areas, using data with an end March
2016 Monitoring Point (TP3Ai, TP3Bi and TP3Ci – in the A3 format). Housing Topic
Paper (March 2017 TP3) provided an audit trail of the use of this supply evidence.
The actual and forecast delivery of dwellings in the plan period was summarised in
JLP Table 3.3.
Updated trajectories

8.4

As explained in paragraphs 1.8 to 1.11 of this Topic Paper, the JLP Councils have
now updated the supply evidence with end March 2017 Monitoring Point trajectories.
There is a trajectory for the JLP plan area and for the two Policy Areas set out in
SPT3 which illustrates the housing development that has been built between 2014
and the 2017 Monitoring Point, and the levels of development currently anticipated
over the rest of the plan period (TP3E, TP3F, and TP3G). The analysis about
maintaining supply in this replacement Topic Paper, including Appendix 4, relies on
those 2017 Monitoring Point trajectories unless otherwise stated.40.

8.5

The forecast of housing supply is analysed in the housing trajectories (TP3E, TP3F
and TP3G). This analysis uses a suite of metrics to demonstrate actual and forecast
delivery performance

40

For example to provide evidence in response to specific questions from the Inspectors for the JLP
examination about the 2016 Monitoring Point data, which informed the preparation of the Submission
JLP
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1. a plan - monitor - manage approach to consider whether the plan’s policies can
maintain supply. The JLP analysis is based on the annualised rates of the
provision targets set out in SPT3 the “monitor” compares past completions
against the relevant annual rates; and “manage” considers what has been
delivered against the residue of what is left to be delivered. The trajectories
demonstrate the ‘front-loading’ of development in the JLP, without being
unrealistic about delivery rates.
2. 5 year housing land supply – assessing the position from current data, for each
year in the plan period
3. The forecast of affordable housing supply in the plan period (see also Section 9)
Housing Trajectories – Evidence about maintaining supply
8.6

The evidence base provides 3 housing trajectories - one for each Policy Area and
one for the JLP plan area. The trajectories provide the key evidence of the forecast
delivery of housing which meets the overall Plan Area, and Policy Area housing
targets to 2034.

8.7

The Policy Area trajectories for the two Policy Areas in TP3F and TP3G provide the
following details:


The list of the number of dwellings built or forecast to be built for each year in the
plan period, for:
o each large site
o

the aggregated total for small sites built and permitted

o

the aggregated total for forecast small site (non-garden land) windfalls.



The plan-monitor manage table



The 5 year housing land supply table



The table calculating residual and ‘Sedgefield’ components (as appropriate)



These trajectory tables are accompanied by
o

summations of completions by supply category and planning status

o

pie charts illustrating the forecast completions for the plan period by
supply categories

o

bar charts of the ‘rolling’ 5 year housing land supply

o

line and bar charts illustrating the plan-monitor-manage evidence (this is
reproduced in Appendix 4 of this topic paper)

o

the forecast total affordable housing supply on the large sites, and overall
supply totals

8.8

The trajectory for the JLP area provide the same analytical data, but because this is
calculated by summing the Policy Areas results the JLP area trajectory does not
duplicate the detailed trajectories for sites listed in the Policy Area trajectories.

8.9

The detailed housing trajectories contain the latest evidence about housing supply,
based on the end March 2017 housing monitoring point (see Section 7 of this topic
paper).
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8.10

The trajectories and the illustrative graphs use the housing provision targets
recommended in Section 6 of this topic paper, and include supply from the JLP
policies allocating sites for housing development or sites for mixed use where
housing development is specified.
Lead in times and delivery rates

8.11

The housing trajectories rely on assessments of the time for development proposals
to reach the point when the first dwelling is completed (lead in time) and the rate of
delivery expressed either as a yearly rate or as specific number of dwelling
completions in specific years.

8.12

Lead in times : For the purposes of the evidence for the latest housing trajectories
that inform the JLP, lead in time includes the following steps, some of which run
concurrently, some consecutively


The time to prepare a planning application



The time for planning applications to be determined (including the completion
of a S106 agreement)



If necessary, the time for the first reserved matters planning application for the
housing development to be approved, following approval of an outline
planning application



Discharge of pre-commencement planning conditions



Site acquisition and legal processes



Site start / site works (including demolition and infrastructure)



Dwelling construction.

8.13

Lead in does not include the time for sites to be allocated in an adopted development
plan, as this is the process being undertaken through the JLP and its examination.

8.14

Lead in times vary depending on the site size and whether the application is a full
application or whether it is an outline application followed by one or more reserved
matters applications. Site specific issues can lead to a longer than average lead in
times eg additional remediation required on a brownfield site. Nevertheless, the
average times are the best guide available unless specific intelligence about a site is
available. The JLP Councils have evidence about historic lead in times:

8.15



Plymouth City – the evidence is in Plymouth SHLAA Appendix 7 (HO2G)



South Hams and West Devon LPAs – the evidence is summarised in
Appendix 11.2 of this topic paper.

Delivery rates For the purposes of the evidence for the latest housing trajectories
that inform the JLP, the JLP Councils have evidence about historic delivery rates:



Plymouth City – the evidence is in Plymouth SHLAA Appendix 8 (HO2H)
South Hams and West Devon LPAs – on large sites, build out rates based on
an average 40 dwellings per year developer are assumed. This is based on
the methodology used in previous SHLAAs notably in 2014 when West Devon
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and South Hams Councils worked together on SHLAA preparation, and the
methodology was agreed with the SHLAA Panel.
8.16

The Councils have benefitted from intelligence from developers, landowners and
agents provided as the result of the October/November 2017 consultation on large
sites in the 2017 Monitoring Point housing trajectories (see topic paper paragraphs
7.10 to 7.12). Where agreement has been reached about the trajectories, including
lead in times and delivery rates, this is indicated in TP3H and TP3I. Where
agreement has not been reached the Councils have had their historic information to
guide the trajectories.

8.17

The JLP Councils are aware that i

Demonstrating and maintaining a five-year housing land supply
8.18

The NPPF requires LPAs to identify and update annually a supply of specific
deliverable sites sufficient to provide five years’ worth of housing against their
housing requirements. Provisions are also made for a buffer to ensure choice and
competition in the market for land, and to address under-delivery against previous
plan targets.

8.19

The 5 year housing land supply position is a forward looking assessment that
compares future targets for the next 5 years with the forecast of delivery over the
next 5 years. This topic paper considers the assessment of 5 year land supply for
the preparation of the Joint Local Plan and for development management purposes.

8.20

The JLP has a provision target of at least 26,700 dwellings for the plan area for the
plan period. But it also establishes the ‘policy on’ housing provision targets for the
two Policy Areas in Policy SPT3 as areas where housing need will be met. Those
targets are expressed as minimums. In policy terms, SPT3 seeks to ensure that any
shortfall in deliverable supply within a Policy Area would need to be addressed in that
Policy Area. The Policy Area targets are non-transferable.

8.21

This, in policy terms, seeks to ensure that any future shortfall in deliverable supply in
one Policy area does not result in compensatory releases in the other Policy Area.
Therefore each policy area has a target in SPT3, and 5 year housing land supply
assessments are made for each Policy Area. The Plan relies on this approach to
ensure that the Spatial Strategy is delivered in line with the Vision and Strategic
Objectives. This approach has been tested elsewhere at appeal. For example, the
Secretary of State agreed with the Inspector regarding the Bishop Sutton appeal that

“…some degree of limitation or restraint outside Bath would be appropriate for
reasons of achieving a balanced, sustainable growth strategy but that permitting
significant growth in excess of the current land supply situation in the Policy
Areas outside Bath would undermine the principles of sustainable development
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set out in the CS, thereby significantly undermining the confidence of developers
and residents in the plan-making process” (IR11.40 and IR11.69) 41.
8.22

The primary reason for this approach is the need for JLP policy SPT3 to support the
spatial strategy and deliver the JLP vision. The JLP policy requirements for new
homes and jobs have been established in the context of the policy area purposes
which are explained in the plan and in the Strategy Topic Paper (TP5 – Pages 6 and
7). The policy solutions to strategic cross boundary issues include the focus of growth
at Plymouth and the accommodation of unmet housing need arising from Plymouth
City at Plymouth in the urban extensions in the urban fringe located in South Hams.

8.23

The JLP is the opportunity to establish a strategy to direct need within the HMA. The
Strategy Topic Paper makes clear that housing trajectories and 5 year land supply
forecasts are produced for the whole plan area and the two Policy Areas. It also
makes clear that the JLP Councils have not included housing provision targets in
Policy SPT3 based on Local Planning Authority areas and the reasons are set out on
page 7. An LPA approach would weaken and devalue the JLP policy solutions to the
strategic cross- boundary issues.

8.24

Five-year housing land supply calculations will be produced annually for each of the
Policy Areas based on the relevant annualised provision rates derived from the policy
area targets. The housing trajectories will be monitored and updated on an annual
basis through the Authority Monitoring Reports and also through roll-forward and
further reviews of the Strategic Housing Land Availability Assessment (SHLAA).
These will assess the 5 year land supply position, including whether there has been
past shortfall or surplus in delivery and determine the level of buffer to apply for
NPPF paragraph 47 purposes. Annual monitoring will include monitoring applicants’
evidence which they use to demonstrate the extent to which their proposed housing
development will contribute to the five year deliverable housing land supply. Over
time this can be compared to delivery achieved on those developments.
A) 5 year land supply position - for development management purposes

8.25

Monitoring of housing delivery for the purposes of NPPF paragraph 47 and 49
regarding the five year housing land supply will be made against the housing
requirements for the two Policy Areas set out in the JLP Spatial Strategy in Policy
SPT3. The interpretation of paragraph 47 when applied to local authorities who have
collaborated on a JLP and set out a spatial strategy for the distribution of
development based on policy areas is set out in TP5 page 8.The JLP Councils are
preparing a topic paper on governance that will provide further explanation about how
this Policy Area approach towards the 5 year housing land supply analysis for
development management will work in practice.

8.26

NPPF paragraph 49 makes clear that where a 5 year housing land supply is not
demonstrated then housing supply policies in the development plan are out of date.
NPPF paragraph 14 and the ‘tilted balance’ is then engaged. The local planning

41

APP/F01114/A/14/2217216 APPEAL BY CHARLES CHURCH SEVERN VALLEY & EDWARD WARE HOMES LTD
ON RESIDUAL LAND AT CAPPARDS ROAD, BISHOP SUTTON APPLICATION REF: 13/04975/OUT 12 /9/2016

89

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018
authority judges the weight to be given to policies in the development plan when
considering housing development proposals in those circumstances and comes to a
balanced assessment of the benefits and impacts of the proposal.
8.27

The calculations in a static ‘snapshot’ of the 5 year housing land supply at any one
point in time are dependent on detailed information at the time of calculation.

8.28

It also reflects the judgment made over the weight afforded to elements of the JLP as
it progresses through the plan making process.

B) 5 year housing land supply at point of adoption of the JLP
8.29

Plan making requires the LPAs to consider how supply can be maintained across the
plan period, not just at a single point in time. Furthermore, it is essential that the JLP
Councils can demonstrate a 5 year housing land supply or better at the point of plan
adoption. At the time of writing this topic paper, the Councils now anticipate point of
adoption to be sometime between the two monitoring points of end March 2018 and
end March 2019.

8.30

The latest trajectory evidence is based on the current end March 2017 monitoring
point. In order to provide evidence to demonstrate whether there is a 5 year supply
position at point of adoption and to demonstrate that supply is maintained across the
JLP plan period in the context of Policy SPT3, the Councils have use an approach
referred to as a rolling 5 year housing land supply. This method enables the Councils
to forecast the supply position for every year in the plan period for each Policy Area,
and for the JLP Plan area, based on current evidence. This includes the position as
at end March 2018 and end March 2019.

8.31

The trajectories include tables that assess the 5 year housing land supply for every
year in the plan period, assessed at the end of each monitoring point. So for example
the table column for 2017/18 calculates the 5 year housing land supply position as at
31 March 2018. The 5 year supply assessment has been undertaken for each of the
Policy Areas, and the Plan Area. Consequently each of the updated trajectories
(TPX3E, TP3F and TP3G) includes its 5 year housing land supply analysis in table
form, illustrated in a graph. The graphs are also reproduced in Appendix 6 of this
topic paper and they provide the evidence that the JLP maintains a supply of housing
land. Appendix 6 also provides more details about the methodology used to calculate
the 5 year supply position

8.32

Together and individually the evidence in the 3 trajectories and the related analysis
proves that:


there will be more than five years of housing land supply in the JLP plan area and
in each of the two Policy Areas at the point of plan adoption (at end March 2018
and at end March 2019)



the plan can maintain five-year supply from the point of plan adoption with a
buffer (either 5% or 20% as appropriate in line with the NPPF) brought forward
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from the end of the plan period, taking into account the site allocations and other
supply components listed in Section 7 for:


8.33

o

the JLP plan area, and

o

Plymouth Policy Area, and

o

Thriving Towns and Villages Policy Area

there is no ‘holiday’ from the 5 year land supply assessments.

The evidence demonstrates delivery of the overall Plan Area and Policy Area housing
targets to 2034. Based on the supply evidence from the end March 2017 monitoring
point trajectories, it also demonstrates the maintenance of the rolling 5 year supply
up to March 2029. The forward looking 5 year supply position declines at the end of
the plan period but this is because the Framework does not require the JLP to
provide a land bank at the end of 2034. The plan review is the correct mechanism for
identifying provision targets and supply after 2034.
Managing the 5 year supply

8.34

Policy DEL1 makes clear that the LPAs will take a positive and strategic approach to
the use of their powers in relation to planning consents, planning obligations or
agreements and, for Plymouth, the Community Infrastructure Levy (CIL), in order to
accelerate the delivery of development and secure developer contributions to meet
the infrastructure needs of the city.

8.35

The LPAs will be proactive in managing the five-year supply. For example, within
Plymouth, a Plan for Homes has been prepared and is continually under
development in order to identify and bring forward new sites for development, with
support from the housing delivery team in the City Council. This is linked to an
integrated estates management approach and the One Public Estate programme.

8.36

Section 7 of the JLP focuses on the framework for monitoring and management.
Each LPA will monitor housing delivery and set out a 5 year land supply for their
area. This is to ensure that the requirements of paragraph 47 of the NPPF are being
met, and is also to show how each LPA is contributing to delivering new homes as
envisioned by the strategy and policies set out in the JLP, and chiefly to demonstrate
that growth is taking place across the two policy areas as set out in the spatial
strategy. LPA housing monitoring indicative requirements are set out as Indicator I1a
in Annex 2 of the JLP.

8.37

Monitoring of the detailed delivery will be by way of more detailed indicator sets and
other intelligence. Where there is a clearly identifiable need for co-ordination across a
number of policies, mechanisms will be established that ensure that the evidence
gathering, analysis and subsequent resource allocation can be effectively coordinated. Management of the plan will enable the results of monitoring to be turned
into useful analysis and intelligence able to influence decision making and review.
Contextual indicators will be assessed together with horizon scanning to give a full
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picture for decision making. The results of monitoring will be reported annually
through the Authorities Monitoring Report.
Monitoring Targets
8.38

8.39

The Policy Area targets in SPT3 are the targets used to assess the 5 year housing
land supply for the purposes of NPPF Paragraphs 47 and 49. Nevertheless the JLP
Councils consider that there is also a role for monitoring targets to monitor delivery
performance within each Local Planning Authority area.. Accordingly, the JLP
includes monitoring targets that are listed in JLP Annex 2. These monitoring targets
are not to be used for NPPF paragraphs 47 and 49 purposes regarding 5 year
housing land supply calculations and are not policy targets. They enable each LPA to
understand how their administrative areas are performing in terms of delivery:


Plymouth City 13,200



West Devon



South Hams

3,200
10,300 (including 5,800 in the Urban Fringe)

The evidence in the 2017 Monitoring Point trajectories underpins the following
conclusions, demonstrating robust supply in the LPA areas, and enabling sufficient
headroom in each area.


The monitoring target for Plymouth City (LPA) is 13,200 which provides
sufficient headroom at nearly 12% above the forecast supply of 14,762.



Deducting the 13,200 City monitoring target from the PPA policy target of
19,000 results in a monitoring target of 5,800 for the Plymouth Urban
Fringe. Compared to the forecast supply of 5,922 in the Fringe, leads to a
headroom of 2%. The flexibility for this part of PPA comes from the further
1,686 dwellings within in the urban extension allocations (1,246 of which
have outline planning permission), which could come forward earlier if the
market strengthens or if other PPA sites are not developed as forecast by
the housing trajectories.



The monitoring target for West Devon LPA is 3,200. The LPA is the same
as the West Devon part of the TTVPA. This provides sufficient headroom at
11% above the forecast supply of 3,561.



Deducting the 3,200 West Devon monitoring target from the TTVPA policy
target of 7,700 results in a monitoring target of 4,500 dwellings for the
South Hams part of the TTVPA. The forecast supply of 5,810 dwellings in
the South Hams part of the TTVPA results in a very healthy headroom of
29%.



Adding the 4,500 monitoring target for the South Hams part of the TTVPA
to the 5,800 monitoring target for the South Hams part of the PPA, results in
the South Hams LPA monitoring target of 10,300 dwellings. With a forecast
supply of 11,732% in the South Hams LPA area in the plan period this gives
a headroom of nearly 14%.
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8.40

For the avoidance of doubt, it is emphasised that it is the Policy Area targets in STP3
that will be used for 5 year housing land supply analysis for development
management purposes.
Headroom and Flexibility

8.41

Table 3.3 in the submission JLP confirmed that about 29,800 dwellings were forecast
to be delivered in the plan period. That supply forecast was based on the evidence
available at the time of plan submission provided by the March 2016 Monitoring Point
JLP housing trajectory. This indicated a supply ‘headroom’ of 3,100 dwellings above
the SPT3 housing provision requirement of 26,700 for the Plan area. At 11.5% the
JLP Councils considered that headroom would be sufficient.

8.42

Since submission, the JLP Councils have updated the evidence on housing supply.
The latest evidence for the JLP plan area is provided by the 2017 Monitoring Point
housing trajectory for the plan area (TP3E) and the details in the trajectories for the
Plymouth Policy Area (TP3F) and the Thriving Towns and Villages Policy Area
(TP3G). The plan area total supply is now forecast to deliver 30,055 dwellings in the
plan period. At 3,355 dwellings above the minimum target of 26,700 it gives a
headroom of 12.6%, which is higher than the previous forecast.

8.43

The JLP Councils consider that a headroom of 3,355 dwellings is sufficient to enable
the Council to react quickly to unforeseen changes in circumstances and to ensure
that the full requirement is met during the plan period. There is sufficient headroom
and flexibility in forecast supply for example to allow for a swift response if economic
conditions were to strengthen faster and jobs to grow more than predicted in the
Experian forecast, increasing the labour force that would need housing. The reasons
for this conclusion are as follows:


The headroom of 3,335 dwellings is 12.6% above the minimum requirement.
This is a significant amount. It results in part from the considerable number of
dwellings (13,132) on sites with planning permissions and the dwellings
completed since 2014 (3,691). It also results from the clear policy intention
demonstrated by allocating sites for development in the JLP, where scale of
housing allocations that are not yet permitted is significant (11,268). The other
supply categories add a further 1,964 dwellings to the forecast. The plan does
not simply rely on just meeting the minimum requirement, the forecast is for
supply to exceed this in the plan period.



That amount of headroom in the forecast housing supply provides an appropriate
degree of flexibility. If delivery on a site does not occur as forecast, this does not
mean that supply will fall below the minimum target because other sites could
come forward earlier to meet need. Even if a site is not developed, there is
sufficient total capacity for the policy targets to be achieved.



The evidence demonstrates the realistic prospects of delivering above the
minimum targets. Appendix 6.3 explains how supply is maintained in each of the
two Policy Areas and how this provides flexibility within the related housing
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trajectories (for PPA see Paragraphs A6.67 to A6.71; for TTVPA see TP3(rev)
Paragraphs A6.72 to A6.77 in Appendix 6.3).

8.44



Meeting the requirement is not reliant on back-loaded supply. The evidence
demonstrates that the boost to supply is forecast to occur early in the plan
period. The forecast completions in the JLP Plan-Manage bar chart in Graph
JLP2A shows supply peaking in 2021/22 and 2022/23 (TP3E). Nevertheless, if
monitoring demonstrates that supply is not delivered as forecast there is time for
the JLP Councils to react to changing circumstances, drawing on the range of
actions set out in the Housing Implementation Strategy to manage housing
supply in the future. Those approaches to managing supply are relevant to the
different characteristics of the two Policy Areas.



The supply forecast includes a range of sites by size, type and location offering
significant opportunity for the housing industry to deliver dwellings, and for the
industry to react to the housing market and to changing circumstances.



The trajectories have already applied a lapse rate to small sites commitments
that have not yet started because the delivery of these sites individual have not
been individually assessed. The trajectories have also excluded the capacity of
large sites where the Councils have assessed the individual sites with planning
permission that have not started and identified those sites where the planning
permissions will not or are unlikely to be built in the plan period. Details about the
approach to lapse rates are set out in paragraphs 7.49 to 7.55 in this Topic
Paper. Combined with the Housing Implementation Strategy this enables the
Councils to respond to changing circumstances and appropriately mitigates the
risk of non-delivery from this supply source.



This scale of headroom does not include the potential for supply from future
large windfall sites. Although not forecast in the trajectory, it is reasonable to
anticipate delivery from such windfall sites. This would add to supply in the plan
area, increasing the amount of headroom. The plan includes policies against
which to consider future windfall development. Not all such proposals will be
suitable, but the fact that SPT3 housing requirements are expressed as
minimums clearly indicates that additional proposals not yet identified can be
considered, enabling the Councils to respond to changing circumstances
consistent with the spatial strategy in the JLP.



This headroom does not include the 1,686 dwellings forecast to be built after
March 2034 at Sherford and at Woolwell urban extensions. There is no JLP
policy restriction to prevent those 1686 dwellings be built earlier, if the economy
and housing market strengthens above the level forecast, or if other sites in the
Plymouth Policy Area deliver at a later date. It would also strengthen the level of
headroom in the PPA.

The LPAs conclude that this is a healthy level of forecast supply, and indicates a
good level of flexibility, especially as it does not include any allowance for future large
windfalls. As expressed, STP3 housing provision is a ‘minimum’ and does not
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preclude additional windfalls, small or large, from contributing to housing supply,
subject to the JLP’s policies.
8.45

Section 7 of the JLP on delivery and monitoring emphasises that a certain degree of
flexibility is built into the plan to allow for changes in circumstances that may impact
on delivery. To assess the robustness of policies against more major or unforeseen
circumstances, a risk assessment has been undertaken to identify the extent to which
a delay or failure of a particular initiative, might have a significant impact on the
delivery of the plan’s overall objectives. The plan sets out the approach taken to
identify the significance and robustness of each policy.
Contingency Planning

8.46

Section 7 of the JLP addresses how the monitoring process will be used to bring
forward contingency measures should these be needed during the five-year period.

8.47

House building rates vary over time, reflecting the economic situation, such as the
impacts and challenges of economic recession and the housing market downturn
after 2008. (See evidence summarised in Appendix 5 of this topic paper.)

8.48

It is prudent to ensure the partner authorities are in a position to respond quickly to
changing circumstances. Positive planning measures may be required to help bring
forward sites for development earlier in the plan period to ensure a five-year supply of
sites can be sustained.

8.49

The LPAs note that the Housing White Paper’s proposes a housing delivery test. One
of the steps proposed is :
“From November 2017, if delivery of housing falls below 95% of the
authority’s annual housing requirement, we propose that the local authority
should publish an action plan, setting out its understanding of the key reasons
for the situation and the actions that it and other parties need to take to get
home-building back on track”

8.50

Section 7 of the JLP indicates the approach to contingency measures. In addition to
the actions that characterise the proactive approach to delivery, there are also some
generic set of measures that can be taken to address any contingency issue. These
include:


Identifying the reasons for under-performance.



Discussing with partners alternative options for delivery.



Reviewing the opportunity sites to see if replacement allocations can be brought
forward.



Reviewing the evidence base to identify alternative delivery options.



Working with developers and landowners to review sites to improve viability or
suitability.



Working with infrastructure providers to review scheme delivery.



Identifying additional sources of finance.
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Review targets and outcomes or delivery timescales.



Bring forward review of the plan.

Approach to regular Monitoring and Review
8.51

JLP Section 7 gives a commitment to a regular full review of the JLP every 5 years
from adoption which is anticipated during 2018/19.42 Where monitoring identifies
issues that require a change to be made to the plan itself, the JLP makes clear that
these will be collected and dealt with at the next five yearly review unless they are so
significant that they precipitate an earlier urgent review. A risk based approach is
being used to identify those matters that may be so significant that major deviation or
delay from the target trajectory could put the overall delivery of the Plan’s objectives
in jeopardy.

8.52

Paragraph 7.30 in the JLP signals that where monitoring identifies issues that can be
dealt with through changes to delivery plans, a review of the JLP will not be
necessary but an interim policy statement will need to be prepared and consulted
upon by the LPAs concerned.

8.53

Housing delivery will be monitored annually through a framework of monitoring
indicators. The LPAs also anticipate periodic review of the SHLAA. Evidence of a
significant departure from the anticipated trajectory or policy would be reported
through monitoring and could trigger an earlier review. The JLP partner authorities
will consider what actions to take should the AMR be unable to demonstrate that a
Policy Area has a continuous five-year supply (plus appropriate buffer) of
developable and deliverable housing land.

8.54

Section 7 of the JLP sets out the approach to plan governance and delivery.
Circumstances in which specific management actions may be taken

8.55

Section 7 of the JLP signals the approach to corrective action if there is evidence of a
departure from planned growth. In relation to housing, the 2016 - based Housing
Trajectories illustrated in Appendices 4 and 6, take account of contemporary
information from developers and the building industry about anticipated delivery, and
the JLP Councils overview of housing delivery.

8.56

The LPAs are confident that the housing trajectories are robust, and demonstrate that
a 5 year housing land supply would be achieved at the point of plan adoption.
Nevertheless, the LPAs consider that it is appropriate in a Housing Implementation
Strategy to identify a number of specific management actions to help bring sites
forward for development in line with, or sooner than the arc currently indicated in the
trajectory.

42

Since the JLP was submitted, Regulations under the Neighbourhood Planning Act 2017 were laid before
Parliament on 13 December 2017, and, subject to parliamentary procedures will be brought into force in 2018.
As well as requiring all authorities to have up to date plans, it introduces a requirement for a review of Local
Development Documents every 5 years, coming into force on 6 April 2018.
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JLP Partner Authorities - Initiatives to boost and manage housing supply
8.57

A number of actions can potentially encourage sites to be brought forward. For
example, these could include active engagement in:
a. Working with house builders / landowners, to identify the main causes of supply
problems and where appropriate to act on feedback received.
b. Production of detailed Planning Briefs and / or area-based Supplementary
Planning Documents, to increase certainty for developers on the progression of sites
through the planning process.
c. Regular meetings with stakeholders about the major urban extensions.
d. As part of the preparation of Planning Briefs, indicate different development
permutations to accommodate different viability scenarios.
e. Pre-application discussions with developers, landowners and their agents to
increase certainty in the development management process.
f. Sensitive application of policy where issues around scheme viability have been
clearly demonstrated.
g. Prioritise public sector land.
h. Seek public sector intervention and potential funding streams through the Homes
and Communities Agency
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9. AFFORDABLE HOUSING – NEED, SUPPLY & PROVISION REQUIREMENTS

9.1

Section 9 of this Topic Paper provides the audit trail about affordable housing need,
supply and provision requirements in JLP Policy SPT3. It focuses on:
a)

The evidence about affordable housing need and affordability (SHMA Part
2 (HO13A))

b)

Whether delivery of affordable housing from market led development is
constrained by viability

c)

The evidence about affordable housing supply (actual and forecast) –
including the 2017 Monitoring point housing trajectories Tables PPA7 and
TTV7 (TP3F and TP3G)

d)

The percentage of affordable housing sought in DEV7 and DEV8 and the
implications for forecasting supply

e)

The justification of the affordable housing provision targets in SPT3.

f)

Consideration of Affordable Housing Need for PPG paragraph 29 purposes

a) Affordable Housing Need and Affordability
Affordable Housing Need
9.2

Under S13 of the Planning and Compulsory Purchase Act 2004, LPAs must keep
under review the matters which may be expected to affect the development of the
area or the planning of it development. This is a legal test. The need for affordable
housing is an issue in the plan area for the JLP, and is relevant to the planning of the
area. The JLP therefore addresses the issue of affordable housing and how need is
met in the plan area.

9.3

JLP Policy SPT2 sets out the principles of sustainable linked neighbourhoods and
sustainable rural communities to guide how development and growth takes place in
the Plan Area. Affordable housing is encompassed by the principle that
Development should support the overall spatial strategy through the creation
of neighbourhoods and communities which………”Have a good balance of
housing types and tenures to support a range of household sizes, ages and
incomes to meet identified housing needs”.

9.4

The need for affordable housing has been a long standing issue in the plan area and
the subject of previous Local Plan policies. Delivery of affordable housing has been
and continues to a priority for each of the JLP Councils.

9.5

JLP Policy SPT3 sets the overall targets for the amount of affordable housing
provision for the plan period and this provides the context for other JLP policies
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addressing affordable housing need. The housing land supply forecast in the housing
trajectories will provide a significant amount of growth which will assist in delivering a
supply of affordable housing to meet needs across the plan area.
Definition of affordable housing need
9.6

PPG Paragraph 22 (Reference ID: 2a-022-20140306) to Paragraph 29 (Reference
ID: 2a-029-20140306) of the Housing and economic development needs
assessments section of the PPG details how affordable housing need should be
calculated. It defines affordable housing need as ‘number of households and
projected households who lack their own housing or live in unsuitable housing and
who cannot afford to meet their housing needs in the market’. This is the definition
used in SHMA Part 2 paragraph 5.1, to assess the scale of affordable housing need
in the Plymouth HMA (HO13A).
Affordability

9.7

‘Affordability’ is different concept. Affordability is crucial to understanding the
sustainability of the housing market. The affordability of housing in an area is
measured by the ratio of market housing costs to income in that area. SHMA Part 2
Chapter 3 provides evidence about the cost and affordability of housing in the
Plymouth HMA, including entry level property prices and rents. Paragraph 3.33
explains the issue about general affordability. Affordability is a particular issue in the
South Hams where housing cost is the most expensive (SHMA Part 2 paragraphs 3.9
and 3.12; and further demonstrated in: the housing market gaps analysis in
paragraph 3.17, Table3 and Figures 3.11 to 3.13, Table 3 3.6 on the cost of
Intermediate market ownership; and the comparison of earnings to lower quartile
house prices in Figures 3.14 to 3.16).

9.8

The JLP Councils are mindful that SHMA Part 1 Sections 5.3 and 5.9 (HO13) has
already considered affordability as part of the process of calculating the Objectively
Assessed Need for housing. The uplifts made in response to market signals (10% in
Plymouth, 25% in the South Hams and 20% in West Devon) include the response to
affordability. These uplifts are significant, notably in the South Hams where
affordability is a particular issue.

9.9

Affordability is relevant to affordable housing need. When calculating affordable
housing need for PPG paragraphs 22 to 29, SHMA Part 2 applies an affordability
test. For the baseline approach used in the report, the affordability test in the
affordable housing need model is based on the cost of housing constituting no more
than 35% of gross household income in each of the 3 authority areas that make up
the Plymouth HMA. Appendix 8.2 Annex 1 of this topic paper provides further
explanation and justification of the affordability test being based on cost of housing
constituting no more than 35% of gross household income.

9.10

SHMA Part 2 does not try to judge what is affordable, but only to reflect how the
market currently operates as per the PPG. It presents a policy-off assessment of the
level of affordable housing need. It is a Strategic Housing Market Assessment and as
such it needs to reflect the workings of the current market.
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NPPF – Understanding and meeting the need for affordable housing
9.11

Assessment of affordable housing need is also undertaken in order to provide
evidence about need in response to national planning policy.. This audit trail
demonstrates that the preparation of the JLP and its evidence base is consistent with
NPPF policy related to affordable housing. Consequently this demonstrates how the
JLP meets the test of soundness: where the plan needs to be consistent with national
policy (NPPF paragraph 182). The main NPPF policies relevant to affordable housing
need and evidence are in paragraphs 159, 47 and 50.

9.12

NPPF paragraph 159 specifies that local planning authorities should have a clear
understanding of housing needs in their area. They should:
 prepare a Strategic Housing Market Assessment to assess their full housing
needs, working with neighbouring authorities where housing market areas cross
administrative boundaries. The SHMA should identify the scale and mix of
housing and the range of tenures that the local population is likely to need over
the plan period which…….addresses the need for all types of housing, including
affordable housing

9.13

NPPF paragraph 47 requires LPAs to use their evidence base to ensure that their
Local Plan meets the full, objectively assessed needs for market and affordable
housing in the HMA, as far as is consistent with the policies set out in the Framework,
including identifying key sites which are critical to the delivery of the housing strategy
over the plan period.

9.14

NPPF Paragraph 50 requires Councils to plan for a mix of housing based on current
and future demographic and market trends, as well as the needs of specific groups
within the community. The size, type, tenure and range of housing required should
also be identified. Where a need for affordable housing has been identified, policies
should be set for meeting this need.

9.15

National Planning Practice Guidance

9.16

Government guidance is also relevant. PPG has two separate requirements related
to affordable housing assessment that are particularly relevant when justifying the
JLP. The PPG sets out the assessment of the Objectively Assessed Need for
housing including affordable housing (PPG 2a-14 to PPG 2a-20) separately to the
assessment of Affordable Housing Need (PPG 2a-22 to PPG 2a-29). The
assessment of the OAN is based on population and household projections and
adjusted for market signals (one of which is affordability PPG 2a-19, bullet 4). The
assessment of Affordable Housing Need is a calculation of the annual need for
affordable housing based on 4 elements (current need less current supply and future
need less future supply.
The Evidence about Affordable Housing Need SHMA Part 2

9.17

The Strategic Housing Market Assessment Part 2 – Objectively Assessed Need for
Affordable Housing (February 2017) is part of the JLP evidence base. HDH Planning
and Development Ltd has prepared the SHMA Part 2 report (as sub-contractors to
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Peter Brett Associates LLP). It forms a component of an SHMA alongside the Part 1
Study. It is a Strategic Housing Market Assessment that focuses, principally, on the
calculation of the level of affordable housing need (referred to as Affordable Need in
SHMA Part 2) and the size and tenure of all dwellings required within the overall OAN
calculated in Part 1 of the SHMA.
9.18

Mindful of the PPG requirements, SHMA Part 2 assesses affordable housing in:
1. Section 4 – with the breakdown of the Objectively Assessed Need by type
and tenure for the purposes on NPPG paragraph 21;
2. Section 5 – with the assessment of Affordable Housing Need – for the
purposes of NPPG paragraphs 22 to 29 (and Appendix 5).
3. Section 7 – Conclusions for the purposes of NPPG paragraph 29
1.

PPG paragraph 21 and the breakdown of the Objectively Assessed Need by type
and tenure - Affordable Housing

9.19

SHMA provides the information in Section 4 because PPG paragraph 21 requires this
analysis to be undertaken.

9.20

PPG paragraph 21 requires that “Once an overall housing figure has been identified,
plan makers will need to break this down by tenure, household type (singles, couples
and families) and household size”. Some outputs from the calculation of the OAN in
SHMA Part 1 (HO13) are used within SHMA Part 2. Paragraph 1.3 of SHMA Part 2,
makes clear that where the OAN is referred to in SHMA Part 2 (either as a total or
when it is disaggregated) the figures are based on the modelling of the scenario
which requires 1,365 homes per year across the HMA between 2014 and 2034.

9.21

Consequently, SHMA Part 2 Section 4 provides evidence that disaggregates the
OAN and provides an analysis based on current and past trends of occupation of
dwellings (ie the same proportion of household types occupy the same types of
household (by size and tenure). This analysis does not consider households’ ability
to afford housing – it is based on projections. Main results for the Plymouth HMA are:
1. The information on the ‘future requirement’ for new market housing and for new
affordable housing is set out in SHMA Part 2 Table 4.3. It uses the long term
balancing housing markets model. This indicates that 24.4% of all new housing
required should be affordable (some 6,276 homes see table 4.3).
2. Of the 6,276 affordable homes required, some 25% should be intermediate and
75% affordable rent. This proportion of affordable as an intermediate product is
similar to the level of past delivery (approx. 30%).

9.22

For PPG paragraph 21 purposes, the information in SHMA Part 2 - Chapter 4
concludes that 6,276 affordable dwellings are required in the HMA over the next 20
years from:


1,565 new shared ownership accommodation (SHMA Part 2 Table 4.6)



4,711 new Social Rent/Affordable Rent required in the HMA over the next 20
years (SHMA Part 2 Table 4.7)
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9.23

For the avoidance of doubt, the ‘affordable housing need’ calculated for PPG 2a
paragraph 29 purposes does not form a component of the OAN, as made clear in.
SHMA Part 1 Paragraph 6.3.2 which states:
“The robust projections, uplifted for market signals, as set out in this
assessment provides for the full market demand for all housing regardless of
tenure. It is important to note that affordable housing is not a direct
component of an OAN assessment and therefore we do not show it within this
report. Instead, Part 2 of the SHMA produced by HDH Planning and
Development separately considers the requirements for affordable housing
and implications for specific groups of the population, and whether any further
additional uplift for affordable housing should be made to help meet the
affordable housing need, over and above that already proposed within the
market signals adjustment.”

9.24

As stated in SHMA Part 2 Paragraph 1.3, whilst the figure of 1,365 is referred to as
the HMA-wide OAN in this report, “it is still for the Councils to determine whether this
represents the actual OAN or just the Housing Target”. This is the subject of Section
5 of this topic paper. SHMA Part 1 Paragraphs 6.3.1 makes clear that the OAN (of
1,365 pa) represents the need for housing across the HMA and should be met in full
within the HMA.

9.25

The JLP Councils acknowledge that SHMA Part 2 Table 4.3 based on the OAN is not
the basis for assessing whether housing provision targets should be uplifted for
affordable housing need reasons, for the purposes of PPG 2a Paragraph 29.
2. PPG paragraph 29 and Affordable Housing Need

9.26

For PPG paragraph 29 first sentence purposes, SHMA Part 2 Chapter 5 and
Appendix 5 provides the evidence about Affordable Housing Need (AHN). It is
derived by the affordable housing need model and is an unconstrained figure. That
is, it is not constrained by the scale of the OAN which is calculated in SHMA Part 1,
and is set in the current housing market situation.

9.27

As explained in SHMA Part 2 paragraph 1.5, the AHN is not a component of the
Objectively Assessed Need, but is entirely independent, calculated using a different
approach and different data sources. Its purpose is to determine whether the housing
provision target needs to uplifted above the level of the OAN. That is, a further uplift
additional to uplifts made for example for market signals.

9.28

SHMA Part 2 - Appendix 5 sets out the annual affordable housing need for the
Plymouth Housing Market Area and the three constituent authority areas as follows
(the annual net current need where rent payable constitutes no more than at 35% of
gross household income). This results are summarised in Table 18.
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Table 18 Plymouth HMA Annual affordable housing need by Local Authority
Local Authority

Annual AHN

SHMA Part 2 sources

189 pa

Tables 5.10a, 5.12a, 5.14a

The South Hams

98 pa

Tables 5.10b, 5.12b, 5.14b

West Devon

57 pa

Tables 5.10c, 5.12c, 5.14c

Plymouth City

Plymouth HMA

TOTAL

344 pa

Table 5.10, 5,12, 5.14

3. Conclusions for the purposes of PPG paragraph 29
9.29

Following completion of the calculation of the need for affordable housing, SHMA
Part 2 ends by drawing conclusions in Section 7 that compare the forecast annual
rate of household need for affordable housing to the annualised growth in the number
of households based on the district OAN identified in SHMA part 1 table 19. These
conclusions relate to the requirement in PPG Reference ID: 2a-029-20140306 that
the JLP Councils should consider whether or not the housing target in the Local Plan
should be increased to assist with meeting the need for affordable housing.
JLP Councils’ endorsement of SHMA Part 2 conclusions

9.30

The JLP Councils accept the conclusions in SHMA Part 2 derived from the baseline
approach where the affordability test in the affordable housing need model is based
on the cost of housing constituting no more than 35% of gross household income in
each of the three areas that make up the HMA. The Councils consider that the
evidence in SHMA Part 2 is up to date, robust and proportionate, and they have
relied on it to develop and justify Policy SPT3 on the scale of affordable housing
provision.

b) Whether delivery of affordable housing from market lead development is
constrained by viability
9.31

Before the Councils considered the implications of SHMA Part 2 conclusions for the
purposes of PPG paragraph 29, they had to assess whether the forecast supply of
affordable housing would be sufficient to meet the level of affordable housing need
based on the baseline approach. This depended on the scale of housing provision
forecast by the housing trajectories, the amount of affordable housing already
delivered since 2014, the amount permitted but not yet completed and the
assumptions about the percentage of affordable housing delivered in the future on
qualifying sites. The latter depends on the policy of the percentage of affordable
housing sought. Policies DEV7 and DEV8 seek a minimum of 30% on sites above
thresholds set out in those policies.

9.32

The Plymouth and South West Devon Joint Local Plan Viability Study Final Report
February 2017 (O5) included the assumption of qualifying sites providing at least
30% affordable housing when it tested the overall viability of the Joint Local Plan.
Paragraph 9.1.2 of that report concludes that “overall assessment of the policy
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requirements within the Plymouth Policy Area and Thriving Towns and Villages Area
considers that the emerging JLP policies would not adversely affect the delivery of
residential and non-residential development in most parts of the Plymouth Policy
Area and Thriving Towns and Villages Area”.
JLP Councils’ endorsement of JLP Viability Study conclusions
9.33

The JLP Councils consider that the evidence is robust and accept the conclusions in
the Viability Study Final Report paragraph 9.1.2. This evidence justifies the Councils’
use of the assumption of qualifying sites providing at least 30% affordable housing
when forecasting the future supply of affordable housing.

9.34

The JLP Councils have used the DEV7 and DEV8 thresholds and applied the
minimum 30% to qualifying sites and supply categories in the housing trajectories, for
sites not yet permitted. It is not necessary to test the viability of each individual site
for the purposes of the forecast of affordable housing supply. The results of the
overall forecast of supply from sites and categories with permission and without
permission in the latest housing trajectories latest are set out in Tables PPA8 and
TTV8 (TPP3F and TP3G).

9.35

The Councils have used additional information to apply a higher percentage on some
sites where this is robust evidence to justify this. For example, sites in Plymouth City
where the Council’s land ownership or the availability of external funding enables a
higher percentage of affordable housing to be delivered.

9.36

Exceptionally, the Councils have judged whether specific qualifying sites are unlikely
to deliver on-site affordable housing for viability reasons, based on site specific
knowledge about site constraints and mitigation required. This resulted in a nil
forecast for those sites.

9.37

The JLP Councils are mindful that the evidence in the trajectories demonstrates the
percentage of affordable housing achieved on market led sites with planning
permission. The percentage ranges from nil to 50%. Rates of 50% have been
achieved on sites in the South Hams, consistent with policy in the adopted Affordable
Housing DPD. Rates below 30% arise because of either site specific issues which
can lead to off-site contributions towards affordable housing being appropriate or
because of viability issues specific at the time of the consent. The Councils note that
the latter occurred when economic circumstances were particularly challenging. It is
not reasonable to assume that such historic circumstances will prevail across a plan
period. Nor does it justify ignoring the evidence in the JLP Viability report (O5).

c. The evidence about affordable housing supply (actual and forecast) –
including 2017 Monitoring point housing trajectories Tables PPA8 and TTV8
9.38

This topic paper summarises the evidence about the forecast of the likely supply of
affordable housing in the plan period within the plan area delivered through
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development. The evidence of the forecast of delivery is set out in the JLP Councils’
suite of housing trajectories (Tables PPA8 and TTV8 in documents TP3F and TP3G).
9.39

Supply shown in the JLP Councils’ housing trajectories is forecast on a Policy Area
basis. The purpose of this is to enable the analysis to provide evidence for the
Councils to use as a ‘reality check’ when justifying the Policy Area affordable housing
provision targets in SPT3.

9.40

Forecast supply in tables PPA8 and TTV8 relate only to supply of additional
affordable dwellings delivered on site through development management processes.
For the avoidance of doubt, the Councils confirm that those forecasts are not the
‘Future Supply’ of affordable housing which is referred to in SHMA Part 2 Table 5.9
and 5.10. Those SHMA tables relate to relets or resale of affordable housing, and not
to the additional future supply from new dwellings delivered through development.

9.41

Total supply of affordable housing delivered in the plan period 2014 to 2034 through
development is forecast to be 7,013 affordable dwellings, see Table 20
Table 20 Forecast delivery of affordable housing from development in the plan
period in the plan area and the policy areas
JLP Policy Area

9.42

Net additional on-site
affordable dwellings
from development

Plymouth Policy Area

4,966 (net)

Thriving Towns and
Villages Policy Area

2,047 (net)

JLP TOTAL SUPPLY

7,013

Comment

5,823 gross – minus demolition
of 857 affordable dwellings43)

Table PPA8 in TP3F provides the evidence that 5,823 affordable dwellings are
forecast to be delivered in the plan period in Plymouth Policy Area. This is a gross
figure. 857 affordable dwellings are forecast to be demolished in PPA on sites
delivering affordable housing in the plan period. Table 21 in this Topic Paper
provides the evidence about the sites where those demolitions are forecast.

TABLE 21
Site in PPA with
development forecast in plan
period where existing
affordable housing would be
demolished
Granby Green

Timing of
affordable
housing
demolitions

No of
affordable
dwellings
lost by
demolition

2014/15

-118

43

PPA Table PPA8
Forecast delivery of
affordable housing
on site in JLP plan
period
36

Net
changes in
Affordable
Housing
on the site
-126

Major redevelopment schemes at Granby Green, Devon Port, North Prospect (phases 2, 3, 4, & 5) and Barne
Barton involve 857 affordable dwellings being demolished and replaced by 728 affordable dwellings and by
market dwellings – see Table 21
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North Prospect Phase 2
(Woodville Road)
NORTH PROSPECT PHASE
3, WORDSWORTH ROAD/
WORDSWORTH
CRESCENT
JLP Allocation (PLY58.6)
North Prospect Phase 5,
JLP Allocation (PLY58.5)
North Prospect Phase 4
JLP Allocation (PLY58.15)
Savage Road, Barne Barton

2015/16

-44

Before 2014

-107

2014/15
Demolitions
occurred in
2016/17

-85

Demolitions
forecast for
2018/19
Demolitions
forecast for
2020/21
Demolitions
forecast for
2019/20 &
2020/21

TOTAL

9.43

174

-18

-115

112

AH
permitted/
completed

-3

-73

77

AH not yet
permitted

+4

-89

103

AH not yet
permitted

+14

-226

226

AH not yet
permitted

0

-857

728

-129

Owing to the timing of the demolitions and the delivery of regeneration at North
Prospect Phase 2, it is prudent to be cautious and include these losses in the net
count of affordable housing delivery for the purposes of Table 18 and the justification
of the affordable housing provision targets in SPT3.

d. The percentage of affordable housing sought in DEV7 and DEV8 and the
implications for supply
9.44

The evidence in the Plymouth and South West Devon Joint Local Plan Viability Study
Final Report February 2017 (O5) justifies the inclusion of the 30% figure in the
percentage of affordable housing sought by the JLP from qualifying sites. The
percentage is expressed as a minimum because if the developer wants to provide
more than this percentage the LPA can consider this as part of the overall planning
balance when determining the planning application. The Councils have proposed a
minor modification to DEV8 in order for policy wording to be consistent with DEV7
(see EXC10A).

9.45

As explained in paragraph 9.34 of this topic paper, the Councils have applied the
30% to qualifying sites forecast for delivery in the plan period that do not yet have
planning permission. See Appendix 8.2 for further details.

e. Justification of the affordable housing provision targets in SPT3.
9.46

The JLP Councils have undertaken the task of converting the evidence about annual
affordable housing need for each district into JLP affordable housing provision policy
targets in Policy SPT3.
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9.47

The starting point is the AHN annual rates identified for each District in SHMA Part 2
(tables 5.10a, 10b and 10c- summarised in topic paper Table 18). These are based
on the 18 year period 2016 to 2034. The JLP Councils have applied the same
annual AHN rates to the period 2014 to 2016, for the purposes of calculating the
affordable housing provision targets for the plan period. Consequently, the total net
affordable housing need in the HMA over the 20 year period 2014 to 2034 is forecast
to be 6,880 dwellings.

9.48

The JLP Councils then converted that total HMA need to a JLP need for affordable
housing in three steps.

9.49

The first step calculated how much of the affordable housing need in the HMA should
be met in the JLP area, is to exclude the need to be met in the Dartmoor National
Park. In cooperation with the DNPA, the JLP Councils have made an allowance of
300 dwellings for the scale of affordable housing need from the Plymouth HMA total
that are expected to be met in the Dartmoor National Park. The evidence justifying
the 300 dwellings allowance is based on the total allowance of 600 dwellings based
on the annual delivery rates in the South Hams and West Devon part of the Park (see
supply evidence in Appendix 8.2) and the assumption of 50% of housing delivered
being affordable housing44. The remaining 6,580 affordable dwellings is the therefore
the scale of affordable dwellings need to be accommodated by the JLP. This is
rounded to 6,600 affordable dwellings.

9.50

Affordable Housing Provision - The JLP target for affordable housing is based on
meeting the need, so the Policy SPT3 target for the plan area is at least 6,600
affordable dwellings for the plan period.

9.51

Deducting the affordable dwelling provision target of at least 6,600 from the total
target of at least 26,700 dwellings, implies the provision for market housing of at least
20,100 dwellings for the plan period in the JLP area.

9.52

The second step converted the scale of need in the LPA area to the scale of need in
the two policy areas. This starts with the AHN for South Hams and West Devon in
the JLP which is 140 pa equating to 2,800 dwellings in the plan period. However, part
of the West Devon need would be met at PPA as the result of the strategic direction
of 800 dwellings of the West Devon OAN to the PPA. This equates to about 263
affordable dwellings, based on 800 as a proportion of the 8,500 OAN for the South
Hams and West Devon part of the JLP (rounded). Subtracting that 263 from 2,800
results in a TTVPA need for affordable housing of about 2,540 in the plan period.

9.53

The Plymouth City affordable housing need for the plan period equates to 3,780
dwellings. Adding in the 263 dwellings need directed from West Devon results in a
PPA need of 4,040 affordable dwellings.

44

Dartmoor National Park Core Strategy -Policy COR15 -not less than 50% affordable on qualifying sites.
2016/17 Dartmoor AMR provides evidence that 40% of dwellings completions in 2016/17 were affordable.
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9.54

The Councils then compared the affordable housing need with supply for each Policy
Area - see Table 20.
Table 20 Comparison of Policy Areas Affordable housing need and supply
JLP Policy Area

Policy Area
Affordable
Housing Need

Net additional on-site
affordable dwellings
from development

Surplus/
Shortfall

Plymouth Policy Area

4,040

4,966 (net)

+926

Thriving Towns and
Villages Policy Area

2,540

2,047 (net)

-493

JLP TOTAL SUPPLY

6,580

7,013

+433

9.55

The evidence demonstrates that in the plan area supply is forecast to be more than
the forecast affordable housing need. The capacity for supply in the Plymouth Policy
Area provides the opportunity to provide affordable housing to accommodate that
affordable housing need from TTVPA that is not forecast to be met in the TTVPA.
Plymouth City Council and South Hams District Council work together to reach
agreement regarding nominations at the Sherford urban extension in the PPA which
largely lies in the South Hams.

9.56

The third step was a reality check against forecast supply. In line with NPPF
paragraph 154, Local Plans should be aspirational but realistic. Consequently, the
LPAs consider that the affordable housing targets should not exceed the scale of
affordable housing supply forecast to be delivered in the plan period in the relevant
policy area.

9.57

Thriving Towns and Villages Policy Area The additional affordable housing supply
in the TTVPA is 2,047 dwellings forecast to be delivered from development. The
Councils consider that the evidence about forecast supply is robust and they have
relied on this evidence. There is no evidence at this time to demonstrate that a higher
supply of affordable housing could be delivered consistent with policy and the viability
evidence. Therefore a higher policy provision requirement target cannot be justified.
Setting a lower target would not be prudent, given the need for affordable housing in
TTVPA. Therefore the affordable housing provision policy target in SPT3 for the
Thriving Towns and Villages Policy Area for the plan period is set at the level of
forecast supply, rounded to at least 2,050.

9.58

Plymouth Policy Area: The SPT3 affordable housing provision target for the PPA is
then calculated by subtracting the TTVPA target of 2,050 from the JLP target of
6,600. Therefore the affordable housing provision policy target in SPT3 for the
Plymouth Policy Area for the plan period is set at the level of forecast supply,
rounded to at least 4,550.

Table 21 Comparison of Policy Areas Affordable housing need and supply
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JLP Policy Area

Policy Area
Affordable
Housing
Target

Plymouth Policy Area

Net additional on-site
affordable dwellings
from development

Surplus/
Shortfall
(rounded)

4,550

4,966 (net)

+400

Thriving Towns and
Villages Policy Area

2050

2,047 (net)

0

JLP TOTAL SUPPLY

6,580

7,013

f.

+400

Consideration of Affordable Housing Need for PPG paragraph 29 purposes

9.59

The JLP Councils reaffirm that they have considered the conclusions set out in
SHMA Part 2 (HO13A), including section 7, and whether the affordable housing
requirement based on the total need for affordable housing of 6,880 can be met by
the overall OAN for housing identified (ie by SHMA part 1) based on the growth in
households, as shown in SHMA Part 2 Table 15, and the reality check of forecast
supply.

9.60

The JLP Councils have had full regard to the evidence about the need for affordable
housing in the Plymouth Housing Market Area during the plan period. The SHMA
Part 2 forecasts the need for 6,680 affordable dwellings between 2014 and 2034 in
the HMA. This is a calculation separate from the SHMA Part 1 Objectively Assessed
Need for housing calculation, and relates to a different meaning of the term ‘need’. It
is a policy consideration that is considered when determining the housing
requirement or target.

9.61

For the avoidance of doubt, the number of ‘households per year as identified within
the full OAN calculations’ referred to in HO13A paragraphs 7.3, 7.8 and 7.15 are set
out in TP3(rev) Table 18 (and against which the annual AHN is compared in SHMA
Part 2 Section 7, as follows:

9.62

Table 18

Dwellings1

Occupied2

Uplift3

Total Hh4

Hh pa5

Plymouth

16,561

96.7%

1.10

17,616

881

South Hams

3,139

85.2%

1.25

3,343

167

West Devon

4,302

92.1%

1.20

4,755

238

TOTAL
24,002
Sources:
1
Dwellings - SHMA Part 1 Table 19 (this includes allowance for vacant dwellings)
2
Occupied rate = SHMA Part 1 Table 7
3
Uplift factor – for market signals - SHMA Part 1 Table 17 (highest uplift)
4
Total Households calculated by multiplying the number of dwellings by the
occupied rate, then multiplying the result by the uplift factor
5
Total Households divided by the number of years in the plan period (20)
The JLP Councils have considered the conclusions in SHMA Part 2 paragraphs 7.3,
7.8, and 7.15. That SHMA evidence compares the forecast of annual district AHN
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with the annual projected household growth in each district (that underpins the OAN)
and the potential for the district OAN to achieve the affordable housing requirement.
9.63

Consistent with NPPG paragraph 2945, the JLP Councils have also considered the
conclusions in SHMA Part 2 section 7, in the light of their more detailed evidence
about forecast affordable housing supply in the Policy Area housing trajectories
(Table PPA8 and TTV8 in TP3F and TP3G). Details of that consideration are set out
in TP3(rev) Appendix 8.2.

9.64

From the conclusions in Appendix 8.2 the Councils decided that the housing target
based on the HMA OAN for housing (1,365 pa) recommended in SHMA Part 1
should not be further uplifted for affordable housing need reasons.
Affordable housing need to be met

9.65

Preparation of the draft Joint Local Plan provides the opportunity to consider the
strategic approach to meeting the affordable housing need through affordable
housing provision policy. Sections 5 and 6 of this topic paper considered the ways to
distribute the full OAN across the JLP plan area, mindful of the allowance made for
housing need from the HMA to be accommodated in the Dartmoor National Park.
Section 9 likewise considers the opportunity which the distribution of the OAN
provides to assist with delivering the forecast need for affordable housing.

9.66

Affordable housing need and affordability.. The scale of affordable housing need
based on the baseline assessment 35% of gross income spent on housing costs is
about 6,900 households in the plan period (SHMA Part 2 (HO13A)). The JLP
Councils consider that 300 of this may be met in the Dartmoor National Park,
effectively reducing the JLP area need to be met to 6,600. This is the starting point
for justifying SPT3 targets The ability to meet need is constrained by the ‘reality
check’ from the overall JLP Viability assessment in document O5.The plan is
generally viable based on the JLP policy of seeking 30% of housing development on
qualifying sites as affordable. Applying that percentage to qualifying sites forecast for
delivery but not yet permitted and adding the result to completions and existing
commitments results in the supply forecast for delivery in the plan period of about
7000 affordable dwellings. This provides the evidence that potential forecast supply
in the plan area is sufficient to deliver the forecast need for the plan area.

9.67

The forecast of affordable housing supply has therefore had regard to evidence
about:
 actual delivery of affordable housing (2014 to 2017) (Tables PPA8 and TTV in
TP3F and TP3G);


commitments through planning permissions and Section 106 agreements (Table
PPA1 and PPA2, and TTV1 and TTV2 in TP3F and TP3G);

45

ID 2a-029-20140306 “The total affordable housing need should then be considered in the context of its
likely delivery as a proportion of mixed market and affordable housing developments, given the probable
percentage of affordable housing to be delivered by market housing led developments. 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”
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the application of JLP Policies DEV7 and DEV8 regarding the scale of affordable
housing to be sought from qualifying development sites (30%);



the viability assessment46 (O5)where the key conclusion is that the JLP is broadly
viable with the policies for 30% affordable housing sought on qualifying sites.

Conclusions : Affordable housing targets to include in SPT3
9.68

Paragraphs 5.26 to 5.31 in this topic paper sets outs the Councils’ consideration of
the SHMA part 2 regarding whether there is a need for additional housing provision in
South Hams district for affordable housing need reasons. The conclusion is that no
additional housing provision is necessary. The 430 dwellings forecast supply above
the affordable housing need in the plan area is sufficient headroom. The Councils’
approach to joint working and governance, and the operation of Devon Home Choice
in this area are appropriate mechanisms to enable that need to be accommodated in
South Hams district albeit in the PPA (This approach is wholly consistent with the
spatial strategy for focusing growth at Plymouth. It is not double counting supply to
meet need, and it means that there is no unmet housing need across the plan area.

9.69

Consequently, the evidence and this analysis demonstrates that through effective
cooperation the affordable housing provision targets for the two Policy Areas are
justified.

9.70

The LPAs consider that higher affordable housing provision targets is not
justified, as the evidence does not demonstrate that this would be deliverable in light
of current supply assessments in the housing trajectories.

9.71

The LPAs consider that lower targets would be deliverable, but could result in some
needs not being met and in not delivering a good balance of housing tenures,
contrary to Policy SPT2 regarding sustainable linked neighbourhoods and
sustainable rural communities. Consequently the LPAs consider that lower
affordable housing provision targets are not justified.

9.72

The distribution of affordable housing targets is dependent on the distribution of
housing supply. It is not directly determined by the total housing provision targets.
Increasing the target is the Thriving Towns and Villages, so that more need from
South Hams and West Devon is met in the Policy Area, is not justified because the
evidence in the housing trajectories does not demonstrate that this is deliverable.

9.73

Furthermore, the evidence demonstrates that the level of affordable housing need is
justified and can be met within the Joint Local Plan area. Therefore no further uplift of
the full Objectively Assessed Need for housing is necessary.
Additional affordable housing supply

9.74

46

The potential to add to the affordable housing supply to 2034 includes:

Plymouth and South West Devon Joint Local Plan Viability Study February 2017 (O5)
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a. Changes in tenure within the existing stock which will not require the construction
of additional dwellings, including;
i.

Change in stock from market housing to private sector rent that is
affordable

ii.

Registered Providers (RPs) purchasing existing satisfactory properties
and acquiring properties via Mortgage Rescue.

iii. Bringing empty homes back into use as affordable housing
b. Affordable housing expected to be delivered through means that are allowed for by
policy but which were not fully quantified, so were not counted towards the policy
housing provision total in STP3. These would be in addition to both the 29,808 total
housing supply forecast for delivery in the plan period (including the forecast of up to
about 7,580 affordable housing supply) and would come from:
i.

Rural exceptions.

ii.

Large windfalls (not allocated in Neighbourhood Plans).

iii. Community Land Trusts
iv. Starter Homes
c. Other 100% affordable schemes. If built, these would raise the total supply of
affordable housing counted towards STP3. The products listed below are relatively
new; lack of national or local evidence about actual delivery precludes identifying a
specific forecast of supply at this time. The following would be additional to the
supply forecast in Tables 13a and 13b
i.

RSLs building more “affordable rent” housing without grant funding by
raising money on the financial market and using funding generated by
affordable rents.

ii.

Local Authority New Build.

iii. 100% grant funding / affordable housing delivered through a range of
mechanisms currently employed; e.g. the Affordable Homes Programme
(replacing the National Affordable Housing Programme), Kickstart
(HomeBuy Direct and NAHP).
iv. Community Led Housing Schemes
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10.

SUSTAINABILITY APPRAISAL OF POLICY SPT3 HOUSING PROVISION

10.1

Sustainability considerations informed the content of the JLP from the start, through
the scoping and testing, and the way that the results of the sustainability appraisals
have helped to shape the plan.47

10.2

The Sustainability Appraisal process both tests and informs the plan-making process.
The scale of growth proposed in SPT3 is necessary to deliver strategic objectives
and to be consistent with NPPF so that the plan is sound. It is the spatial strategy and
the policies to manage the development that avoid, reduce or mitigate negative
impacts from this development. The Sustainability Appraisal (incorporating the
Strategic Environmental Assessment) is part of the Integrated Assessment of the
JLP. The Integrated Assessment Report March 2017 explains the range of
assessments covered by the report.

10.3

Previous sustainability assessment has been undertaken by the three JLP authorities
at earlies stages of plan making, and included aspects of housing provision:


Plymouth Plan - SA scoping report – SA of 2015 consultation (based on
a higher level of objectively assessed housing need compared to the
OAN identified in the Plymouth SHMA Part 1 (Feb 2017)



West Devon Our Plan– SA scoping report & SA of publication plan –
tested a range of housing provision targets, all higher than the level of
objectively assessed housing need compared to the OAN identified in
the Plymouth SHMA Part 1 (Feb 2017)



South Hams – Our Plan (SA scoping report) – this was a scoping report
that considered the scope of the plan, and baseline information.

10.4

Section 5 list the options considered for the overall housing provision target for the
Joint Local Plan. This identifies which options the LPAs conclude are justified.

10.5

Section 5 list the options considered for distribution of the need to be met, within the
plan period – ie housing provision targets for the two Policy Areas: (Plymouth Policy
Area; Thriving Towns and Villages). This identifies which options the LPAs conclude
are justified.

10.6

Section 9 list the options considered for distribution of the need for affordable housing
to be met, within the plan period – ie the affordable housing provision targets for the
two Policy Areas. This identifies which options the LPAs conclude are justified.

47

This section has not been updated since submission of the JLP
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SA Objective 3- To help provide access to a suitable mix of good quality
housing – is the main objective in the SA framework about housing- where
the questions asked about the policy are : Does it:
o
o
o

10.7

Improve the mix and quality of housing stock, including open market and
affordable housing to meet a range of needs?
Increase needed provision for specific sectors of the community eg the
elderly, disadvantaged, gypsies and travellers,
Promote improvement to the existing and future housing stock?

Other objectives are also associated with housing such as:


Objective 1- To promote community vitality and resilience by improving
health and reducing inequalities. Does the policy:
o
o
o
o
o



Promote a sustainable mix of uses which are compatible to their
surroundings?
Provide opportunities for communities to respond to unforeseen events
and circumstances?
Promote social inclusion?
Promote healthier lifestyles through access to leisure opportunities (e.g.
walking/Cycling)
Promote access to health and social care facilities, and to green and open
space?......

Objective 2 To improve the health and wellbeing of communities including
reducing crime and fear of crime (Incorporating HIA.)…Does the policy:
o
o
o
o
o



Improve the health of the community and encourage healthy lifestyles?
Have direct impact on health, mental health and wellbeing?
Have an impact on social, economic and environmental living conditions
that would indirectly affect health?
Affect an individual’s ability to improve their own health and wellbeing?
Help people remain independent……..

Objective 6 To support the growth potential of business sectors to provide
jobs and encourage sustainable economic growth and prosperity. Does the
policy…… Provide for the needs of the economy, particularly local businesses
(such as choice of premises, services, infrastructure and skilled workforce)?

10.8

The assessment and broad conclusions of the Sustainability Appraisal of Policy
SPT3 are reproduced below:
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SPT3
Provision
of new
homes
Commentary
This policy sets out the overall objectively assessed need for the HMA and how this will be distributed throughout the plan area. The provision
of 26700 new homes has a number of effects depending on their location etc but this policy deals purely with the numbers and has been
assessed on that basis. It sets out specific figures for the City Plan Area and the Thriving Towns and Villages. The provision of housing in
different locations will have specific effects on the 17 different sustainability criteria but as this is a high-level distribution policy it is only
possible to comment on the provision of the numbers and the delivery of the full OAN.
 This policy will provide sufficient housing to meet the needs arising from the forecast population and household change. This will help
deliver affordable housing and help young people and families stay within the JLP area.
 The dispersal of the development will mean that housing will be provided in different locations where there is access to essential
services and facilities and will also help to avoid sensitive landscapes and designated areas.
 Having a development strategy clearly set out in the JLP enables the impacts of development proposals to be assessed, it also helps
with the provision of key infrastructure and helps determine the impacts on transport networks.
 The policy has scored lots of ‘0’ s but this is because it is very difficult to determine the specific effects of the development on the
different locations. This will be picked up within the individual settlement based allocation policies.
 The level of AH to be provided will enable those people who are most in need of an affordable home to find accommodation within the
HMA
 The provision of 19,000 homes within the PPA also needs to take into consideration the vision for the city and the provision of 7,700
new homes within the TTVS will need to be carefully planned against the designated landscapes and other constraints in the area…. this
will be picked up later on in the plan but the assessment recommended that it might be worthwhile setting it out at the beginning….for
example In line with the vision and Strategic objectives for the JLP, the LPAS will plan, monitor and manage the delivery of housing from
2014 to 2034 in accordance with the Spatial Strategy, Site allocations and the other relevant policies within this plan… The Plan was
amended.
Source: Plymouth and South West Devon – Joint Local Plan - : Integrated Assessment – March 2017
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11.

11.1

HOUSING PROVISION TESTS OF SOUNDNESS SUMMARY

The Topic Paper provides the audit trail of evidence demonstrating how Policy SPT3
meets the tests of soundness set out in NPPF paragraph 182, so that the plan is:
·

Positively prepared – the plan is based on a strategy of meeting objectively
assessed housing needs; in particular the evidence about the distribution of
objectively assessed housing need and the justification of the SPT3 housing
provision targets to plan for housing need for the plan period to be met in the
plan area.

·

Justified - the plan is the most appropriate strategy, when considered against
the reasonable alternatives, based on proportionate evidence. That evidence
relates to the SHMA (parts 1 and 2), the housing trajectories and the housing
supply identified, the site assessments/and use of SHLAA criteria; and the
sustainability appraisal/SEA/ and Habitats Regulations Assessment.



Effective – evidence that the plan is deliverable over the plan period. This
evidence relates to the following:
o

implementation of policy - including the housing trajectories, the rolling 5
year housing land supply assessments, and the forecast of affordable
housing delivery taking account of the viability evidence

o

the identification of housing supply through site allocations as well as
commitments and completions, the allowance for supply through
neighbourhood plans and from dwellings release related to student
accommodation development, and small windfalls to enable need to be
met; with supply summarised in the JLP in the Spatial Strategy Chapter.

o

Effective joint working on cross-boundary strategic priorities is amply
demonstrated by :


The joint work on evidence gathering including:
a. the Plymouth SHMA Parts 1 and 2 (February 2017)
b. shared methodology for site assessments
c. the joint commissioning of evidence e.g. Strategic Flood Risk
Assessment; and the undertaking of the Sustainability Appraisal





the agreement between the three LPAs, and the DNPA, on the
distribution of housing need and the resultant Policy Area housing
provision targets in SPT3 as proposed to be modified.

Consistent with national policy – in particular NPPF paragraphs 14
(presumption in favour of sustainable development) and 47 (boosting significantly
the supply of housing) regarding the following:
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o

the use of evidence about the full, objectively assessed housing need, as
the basis for the proposed housing provision targets in policy SPT3

o

the use of evidence - to inform proposed JLP site allocations and to inform
housing supply assessment, consistent with boosting housing supply

o

the use of evidence to demonstrate the ability to maintain a rolling 5 year
housing land supply over the plan period, taking account of the relevant
‘buffer’, making good previous under delivery in the first five years where
evidenced, consistent with the JLP strategy

o

the use of supply evidence to inform LPA monitoring targets (non-policy)

In addition, NPPF paragraph 155 makes clear that early and meaningful
engagement and collaboration with neighbourhoods, local organisations and
businesses is essential. Consultations have been undertaken by the LPAs
individually before 2016, and then collectively in July/August and November
2016. Key issues about strategic housing provision and supply for the JLP
were raised during the JLP Consultation stage in July/August 2016. A
summary of those issues is set out in Appendix 9 of this topic paper.

117

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018

APPENDICES
Appendix 1 –SHMA process – robustness and quality assurance
1.1
1.2

Scenarios - summary statistics – District level data
2016 Mid year population estimates

Appendix 2 – Duty to Cooperate – evidence
2.1
2.2

Dartmoor National Park Authority letter regarding DNP ‘allowance’
Housing completions in Dartmoor National Park by District

Appendix 3 – Distribution of housing need - Compatibility of selected distribution with
Vision and Strategic Objective
Appendix 4 – Housing trajectories (March 2017 monitoring point) – published separately
4.1
4.2

Methodology and evidence
Illustrative graphs

Appendix 5 – Historic annual housing completions
Appendix 6 – 5 year housing land supply (5YLS)
6.1
6.2
6.3

Methodology and evidence
Rolling 5 YLS graphs (March 2017 monitoring point)
Maintaining supply in the two Policy Areas

Appendix 7 – Sources of Housing Supply (March 2017 monitoring point)
7.1
7.2
7.3
7.4
7.5
7.6
7.7
7.8

Delivery from completions 2014-2017
Delivery from commitments (planning permissions) as at 1 April 2017
Lapse rates
Delivery from windfalls
Delivery from Allocations
Delivery from Sustainable Villages (Neighbourhood Plans) Allowance
Delivery from release of HMOs when Student Accommodation is built
SHLAA disclaimer

Appendix 8 - Affordable Housing
8.1
8.2
8.3

Methodology for forecasting affordable housing supply
SHMA Part 2 and NPPG paragraphs 21 and 29
Annex 1 Note on 35% affordability threshold)
SHMA Part 2 - Amplification

Appendix 9 – How has consultation informed Policy SPT3?
Appendix 10 – Compatibility Table – JLP policy & evidence base compared to NPPF
Appendix 11 – Lead in times and delivery rates used in the trajectories
1.1 Schedule of agreements with main developers of housing sites
1.2 Evidence on lead in times in South Hams and West Devon

118

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018
Appendix 1

A1.

SHMA process – robustness and quality assurance
SHMA Part 1

A1.1

Housing requirements are intrinsically linked to the size and structure of the
population and, in turn, population growth can be constrained by housing availability.
Any consideration of future housing development requires robust demographic
information and analysis of the possible impact of demographic change on the
demand and supply of housing, jobs, services, infrastructure and facilities.

A1.2

NPPF and NPPG provide guidance on the development of a robust evidence base to
support the objective assessment of housing need. The guidance makes it clear that
data inputs, assumptions and methodology should be robust and should consider
future growth potential from a number of perspectives.

A1.3

The development of Local Plans is made considerably more challenging by the
dynamic nature of key data inputs. Economic and demographic factors, coupled with
the continuous release of new statistics, could undermine the robustness of
underpinning evidence.

A1.4

The SHMA process therefore has been informed by the latest national population
and household projections, and mid year estimates. It also relies on up to date
employment forecasts.

A1.5

The following analysis has drawn on the SHMA Part 1 evidence, to highlight the
approach to ensure that the evidence is proportionate and robust, consistent with
NPPF Paragraph 158.
Demographic Projections

A1.6

A suite of demographic projections has been developed for the Local Authorities in
the Plymouth HMA. Trend-based forecasts have been developed using the latest
demographic evidence and are benchmarked against the most recent official
population projections from the Office for National Statistics (ONS). To ensure
transparency of the demographic analysis presented in SHMA Part 1, data inputs
and assumptions are detailed in the Plymouth HMA Population & Housing
Projections 2014 to 2034 : Local Modelling Report (February 2017) prepared by
Devon County Council). This report is appended to SHMA Part 1 (February 2017).
The Devon County Council projection model

A1.7

Evidence is often challenged on the basis of the ‘appropriateness’ of the
methodology that has been employed to develop growth forecasts. The use of a
recognised forecasting product which incorporates an industry-standard methodology
(a cohort component model) removes this obstacle and enables a focus on
assumptions and output, rather than methods. Devon County Council uses the
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POPGROUP model to produce the population and housing projections for the
Plymouth HMA. The POPGROUP model is widely used by Local Authorities in
England.
A1.8

POPGROUP is a family of demographic models that enables forecasts to be derived
for population, households and the labour force, for areas and social groups. The
main POPGROUP model is a cohort component model, which enables the
development of population forecasts based on births, deaths and migration inputs
and assumptions.

A1.9

Output is presented in a consistent format that allows comparison between
scenarios.

A1.10 These projections have fed into the wider Strategic Housing Market Assessment for
the Plymouth HMA undertaken by Peter Brett Associates LLP as part of the evidence
base covering the HMA for the joint Local Plan. Based on the DCC projections, the
PBA work provides the most up to date SHMA for the HMA as a whole and includes
potential housing requirements for the constituent Local Authority areas.
Integration with Economic Forecasts
A1.11 It is essential that planning for housing, employment, retail, economic land uses and
community facilities/services are integrated, so that the demand for labour is fulfilled
and there is no unsustainable commuting.
A1.12 To fully integrate the demographic projections and economic forecasting, bespoke
forecasts were commissioned from Experian to examine the likely net increase in
jobs between 2014 and 2034 within the HMA. This used the preferred demographic
projections as a key input into the model. The number and age structure of this future
population has been included within a bespoke model to understand what the
implications are for this population on the workforce and in relation to jobs using
mutually consistent assumptions about the factors that link jobs to population and
housing. Experian have prepared two scenario forecasts from 2014 to project jobs to
2034. Those scenarios are tested and the results are set out in the Assessment of
Employment Forecasts Report (Peter Brett Associates) February 2017.
Market Signals
A1.13 The SHMA 2013 and update reports 2014 and 2015 provide a considerable amount
of detail in relation to market signals. These reports consider house price trends,
private rental market, housing market activity and rates of development,
overcrowding, homelessness and those in temporary accommodation. Further work
had been carried out by Peter Brett Associates to update the data as far as possible
and compare figures with county, regional and national benchmark information, set
out in SHMA Part 1.
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SHMA Part 2
A1.14 The SHMA Part 2 report It is a Strategic Housing Market Assessment (SHMA) that
focuses, principally, on the calculation of the level of affordable housing need and the
size and tenure of all dwellings required within the overall OAN calculated in Part 1 of
the SHMA. It follows from the Part 1 Study1 for the Plymouth HMA. The Part 1 Study
calculates the Objectively Assessed Need for housing (the OAN) across the HMA
using the latest demographic and housing market data. It uses the preferred scenario
2 recommended in the Part 1 study. This ensures that the impact of the full additional
growth required within the HMA is completely mapped in terms of the requirements
for both market and affordable housing associated with it.
A1.15 The affordable housing need figure produced is an unconstrained figure set in the
current housing market situation. It is not a component of the Objectively Assessed
Need, but is entirely independent, calculated using a different approach and different
data sources.
A1.16 The SHMA Part 2 report also includes the Long Term Balancing Housing Markets
(LTBHM) model (Chapter 4) which, following the guidance set out in paragraph 021
of the NPPG. As explained in SHMA Part 2, paragraph 1.6, it breaks down the overall
Objectively Assessed Need into the component household typology(tenure and size)
of housing required.
A1.17 Stakeholders views have been sought. Details of the stakeholder consultation that
has taken place are presented in Appendix A1 to the Part 2 report.
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APPENDIX 1.1
EXPERIAN EMPLOYMENT PROJECTIONS – KEY VARIABLES
Figures are in Thousands, except for Economic Activity Rates and Unemployment rates which are Percentages (%)
1. BASELINE
PLYMOUTH CITY
Variable
Workforce Jobs

2014

2019

2024

2029

2034

2014-34

%

128.3

131.6

135.3

139.4

143.2

14.9

11.6%

Labour Force

133.1

137.4

139.7

143.6

146.4

13.4

10.0%

Labour Force - 16 to 64

129.5

134.0

135.5

138.1

140.0

10.5

8.1%

Population - 16 to 64

170.0

170.7

169.4

170.7

170.6

0.6

0.3%

Total Population

261.5

267.7

272.0

277.9

282.7

21.2

8.1%

76.2

78.5

80.0

80.9

82.1

5.9

7.8%

Unemployment

9.0

9.4

8.6

9.0

8.7

-0.3

-3.1%

Unemployment Rate%

6.8

6.8

6.2

6.3

5.9

-0.8

-12.0%

Net commuting balance (inflow)

1.3

0.4

0.8

1.4

2.0

0.8

62.9%

2014

2019

2024

2029

2034

2014-34

%

46.5
43.5
39.8
48.5
84.1
82.1
1.5
3.4
2.9

46.9
41.4
38.8
47.1
85.4
82.4
1.6
3.8
5.0

47.7
42.0
38.9
46.4
87.4
83.9
1.4
3.2
4.9

48.4
42.9
38.9
45.6
89.2
85.3
1.5
3.4
4.8

48.9
43.5
38.9
44.7
90.6
86.9
1.4
3.3
4.6

2.4
0.1
-0.9
-3.8
6.5
4.8
0.0
-0.1
1.8

5.1%
0.1%
-2.4%
-7.8%
7.8%
5.8%
-3.0%
-3.2%
62.2%

Economic Activity Rate (%) - 16 to 64

SOUTH HAMS DISTRICT
Variable
Workforce Jobs
Labour Force
Labour Force - 16 to 64
Population - 16 to 64
Total Population
Economic Activity Rate (%) - 16 to 64
Unemployment
Unemployment Rate%
Net commuting balance (inflow)
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WEST DEVON BOROUGH
Variable
Workforce Jobs
Labour Force
Labour Force - 16 to 64
Population - 16 to 64
Total Population
Economic Activity Rate (%) - 16 to 64
Unemployment
Unemployment Rate%
Net commuting balance (inflow)

2014

2019

2024

2029

2034

2014-34

%

22.0
26.9
25.1
31.5
54.2
79.5
0.8
3.0
-3.7

22.3
28.1
25.7
31.3
56.0
82.3
1.3
4.5
-3.8

23.0
28.8
26.0
31.3
58.1
82.9
1.2
4.1
-3.9

23.8
29.7
25.9
30.9
59.9
84.0
1.2
4.1
-4.0

24.5
30.5
26.1
30.5
61.6
85.6
1.2
3.8
-4.1

2.4
3.6
1.0
-1.1
7.3
6.1
0.3
0.8
-0.4

11%
13%
4%
-3%
13%
8%
48%
30%
10%

PLYMOUTH HMA
Variable
Workforce Jobs

2014

2019

2024

2029

2034

2014-34

%

196.8

200.8

206.0

211.5

216.5

19.7

10.0%

Labour Force

203.4

206.9

210.4

216.3

220.4

17.0

8.4%

Labour Force - 16 to 64

194.4

198.5

200.4

20.9

205.0

10.6

5.4%

Population - 16 to 64

250.0

249.1

247.2

247.1

245.8

-4.2

-1.7%

Total Population

399.8

409.2

417.4

427.1

434.0

35.1

8.8%

77.7%

79.7%

81.1%

82.1%

83.4%

5.7%

7.3%

11.3

12.2

11.2

11.7

11.3

0.017

0.2%

5.5%

5.9%

5.3%

5.4%

5.1%

-0.4%

-7.3%

n/a

n/a

n/a

n/a

n/a

n/a

n/a

Economic Activity Rate (%) - 16 to 64
Unemployment
Unemployment Rate%
Net commuting balance (inflow)
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SCENARIO – BASED ON 10 YEAR DEMOGRAPHIC TREND

PLYMOUTH CITY
Variable Name
Labour Force

2014

2019

2024

2029

2034

2014-34

%

133.1

138.5

141.3

144.9

148.2

15.1

11.4%

Labour Force - 16 to 64

129.5

135.0

137.2

139.4

142.0

12.5

9.6%

Population - 16 to 64

170.1

172.3

174.7

177.4

179.9

9.8

5.8%

Total Population

261.5

269.8

278.6

287.0

295.3

33.7

12.9%

76.1

78.4

78.6

78.6

78.9

2.8

3.6%

Workforce Jobs

128.5

132.0

136.0

140.3

144.4

15.8

12.3%

Unemployment

9.0

10.3

9.9

9.8

9.8

0.8

9.1%

Unemployment Rate%

6.8

7.4

7.0

6.7

6.6

-0.1

-2.0%

Net commuting balance (inflow)

1.3

0.4

0.9

1.6

2.4

1.1

88.3%

2014

2019

2024

2029

2034

2014-34

%

43.5
39.8
48.5
84.1
82.1
46.5
1.5
3.4
2.9

41.3
38.7
47.2
85.4
82.0
46.9
1.5
3.6
5.0

41.8
38.8
46.0
86.4
84.2
47.6
1.2
3.0
4.9

42.7
38.7
44.7
87.0
86.6
48.3
1.3
3.2
4.7

43.3
38.6
43.3
87.3
89.2
48.7
1.3
3.0
4.5

-0.2
-1.2
-5.2
3.2
7.1
2.2
-0.2
-0.4
1.6

-0.4%
-3.0%
-10.7%
3.7%
8.6%
4.6%
-12.0%
-11.7%
57.5%

Economic Activity Rate (%) - 16 to 64

SOUTH HAMS DISTRICT
Variable Name
Labour Force
Labour Force - 16 to 64
Population - 16 to 64
Total Population
Economic Activity Rate (%) - 16 to 64
Workforce Jobs
Unemployment
Unemployment Rate%
Net commuting balance (inflow)
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WEST DEVON BOROUGH
Variable Name
Labour Force
Labour Force - 16 to 64
Population - 16 to 64
Total Population
Economic Activity Rate (%) - 16 to 64
Workforce Jobs
Unemployment
Unemployment Rate%
Net commuting balance (inflow)

2014

2019

2024

2029

2034

2014-34

%

26.9
25.1
31.6
54.3
79.5
22.0
0.8
3.0
-3.7

28.1
25.7
31.0
55.9
82.7
22.3
1.2
4.4
-3.8

28.7
25.9
30.9
57.7
83.7
23.0
1.1
3.9
-3.9

29.6
25.8
30.3
59.1
85.1
23.7
1.2
4.0
-4.0

30.4
25.9
29.7
60.2
87.1
24.4
1.1
3.6
-4.1

3.5
0.8
-1.8
5.9
7.6
2.4
0.3
0.6
-0.4

12.9%
3.3%
-5.7%
10.9%
9.6%
10.9%
34.5%
19.2%
10.1%

PLYMOUTH HMA
Variable Name
Labour Force

2014

2019

2024

2029

2034

2014-34

%

203.4

207.9

211.9

217.2

221.8

18.4

9.1%

Labour Force - 16 to 64

194.4

199.5

201.8

203.9

206.5

12.1

6.2%

Population - 16 to 64

250.1

250.6

251.6

252.4

252.9

2.8

1.1%

Total Population

399.9

411.1

422.6

433.2

442.7

42.8

10.7%

77.7%

79.6%

80.2%

80.8%

81.6%

3.9%

5.0%

Workforce Jobs

197.1

201.2

2067

212.3

217.5

20.4

10.4%

Unemployment

11.3

13.0

12.3

12.3

12.2

0.9

8.2%

5.5%

6.3%

5.8%

5.7%

5.5%

-0.04%

-0.8%

n/a

n/a

n/a

n/a

n/a

n/a

n/a

Economic Activity Rate (%) - 16 to 64

Unemployment Rate%
Net commuting balance (inflow)
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APPENDIX 1.2
2016 Local Authority Mid year Population Estimates

A1.18 Since the SHMA Part 1 (HO13) was finalised in February 2017 the only data that has
been updated is the 2016 Mid Year Estimate (MYE) which is now available. The
latest MYE was released on 22 June 2017 which provide the actual population at 30
June 2016. When this actual figure is compared with the estimate that was used in
the DCC population projections (see table below) it shows that in all the authorities in
the Plymouth HMA the latest MYE is lower than was projected. This demonstrates
that the population is not growing as fast as the projection expected it to, and
therefore provides comfort that the projection used is robust and if anything is overestimating the population rather than under-estimating it.
Local Authority

Plymouth

MYE 2015
used in
DCC
projection

MYE 2016

2016
estimated
population
used in DCC
projection

Difference
between
actual
population and
that used in
DCC
projection
264,493
-294

262,712

264,199

South Hams

84,470

84,306

84,701

-395

West Devon

54,385

54,582

54,770

-188

401,567

403,087

403,964

-877

HMA Total
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Appendix 2 –
A2. Duty to Cooperate – evidence
A2.1

Letter from Dartmoor National Park Authority dated 17 February 2017 …..
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Appendix 3
Table A3.1 : Number of dwellings completed in Dartmoor National Park -2007/8 to 2016/17

DISTRICTS

2007/08 2008/09 2009/10 2010/11 2011/12 2012/13 2013/14 2014/15 2015/16 2016/17

Average

%

South Hams &
West Devon

81

34

34

31

16

24

21

40

7

26

31.4

54%

Teignbridge

16

36

14

46

29

20

36

16

27

27

26.7

46%

TOTAL

97

70

48

77

45

44

57

56

34

53

58.1

100%

Source: Data provided by Dartmoor National Park Authority
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A3. Distribution of housing need -Compatibility of selected distribution with Vision, Objectives and Strategy
Compatibility of selected housing distribution set out in SPT3 Housing Targets with the JLP Vision and Strategic Objectives
Vision for Plymouth and South West Devon

SPT3 compatibility

Plymouth and South West Devon will be a highly successful subregion, whose people and businesses benefit greatly from having both
a major city and a network of high quality market towns and
sustainable rural settlements, set within beautiful countryside and
natural environments. It will have made the most of its economic,
social, cultural, heritage and natural assets, and its settlements will
play complementary and mutually beneficial roles for the urban and
rural economy. Development will be delivered proactively, meeting the
needs of its people for new homes, jobs and services, and will
recognise the diversity in characteristics between our urban, sub-urban
and rural areas. We will be a good neighbour to neighbouring areas
and play a key economic and social role both in the region and beyond.
In particular:
1. Plymouth will be one of Europe’s most vibrant waterfront cities
where an outstanding quality of life is enjoyed by everyone and
where the following outcomes have been met:
o Plymouth's strategic role is fulfilled as a regional city and
a major economic driver for the heart of the south west.
o Plymouth as a healthy city, where our people live in
happy, healthy, safe and aspiring communities.
o Plymouth as a growing city, where we have used our
economic, social, environmental and cultural strengths
to deliver quality and sustainable growth.
o Plymouth as an international city, renowned as the UK’s
premier marine city and famous for its waterfront,
maritime heritage and culture.
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1. SPT3 housing provision enables the housing need to be
accommodated within the Joint Local Plan area to be met –
there is no unmet need to be accommodated outside the
plan area (mindful of the allowance made for need from
Dartmoor National Park to be accommodated in the
National Park). This is consistent with the vision regarding
meeting the needs of the people.
2. The housing target for Plymouth Policy Area is 19,000
equating to 71% of the overall plan target of 26,700 –
demonstrating that SPT3 is consistent with the vision for
Plymouth’s strategic role as a regional city, and as a
growing city
3. The housing target for Thriving Towns and Villages is
7,700 equating to 29% of the overall plan target of 26,700
– providing opportunities for homes to meet local needs,
and house labour force to support local businesses
4. Forecast supply of 29,808 dwellings in the plan period is
sufficient to not only meet the forecast need, but to provide
a healthy ‘headroom’ and degree of flexibility, supported by
an approach to contingency that allows the area to
respond swiftly to changes in the future and cope with the
challenges of uncertainty over time.
5. Development focuses on existing settlements in particular
Plymouth City and the rural towns and key settlements,
supporting local communities
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2. South West Devon's Thriving Towns and Villages will be
thriving rural communities where the following outcomes have
been met:
o Residents are empowered to create strong
communities.
o Places are created for enterprise to thrive and business
to grow.
o Homes have been built to meet local needs.
o The services and facilities which meet the needs of our
communities have been secured.
o The built and natural environment has been protected,
conserved and enhanced.
o The past is celebrated and our heritage for the future is
protected.
Strategic objectives of the Plan
1. Delivering the spatial strategy: To meet the needs of Plymouth
and South West Devon for new homes jobs and services
through an integrated approach to the strategic planning of the
Plan Area as part of the wider region. Strengthening Plymouth's
role in the region: To consolidate and strengthen Plymouth’s
role as the major regional city in the south west peninsula of
England, enhancing its contribution to the economic and social
wellbeing of the south west and providing the major
commercial, service and employment centre.
2. Delivering growth in Plymouth's City Centre and Waterfront
Growth Area: To realise the potential of the City Centre and
Waterfront Growth Area as a regionally significant growth hub.
3. Delivering growth in Plymouth's Derriford and Northern Corridor
Growth Area: To realise the potential of the Derriford and
Northern Corridor Growth Area as a regionally significant
growth hub.
4. Delivering growth in Plymouth's Eastern Corridor Growth Area:
To realise the potential of the Eastern Corridor Growth Area as
a regionally significant growth hub.
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6. The distribution of development has taken full account of
the vision towards protecting, conserving and enhancing
the built and natural environment of the Thriving Towns
and Villages, and the environmental strengths of Plymouth
7. The forecast supply in Thriving Towns and Villages
includes allowance for supply delivered from
Neighbourhood Plan proposals, without predetermination,
supporting the approach to empower residents to create
strong communities

1. Need and targets – see response regarding Vision
2. Supply to meet housing provision targets
a. Development proposals from commitments,
completions, allocations, windfalls student
accommodation allowance and neighbourhood plan
allowance focus on existing settlements, and do not
result in highly dispersed housing development.
Therefore, compatible with objective of reinforcing
and protecting the settlement pattern
b. Plymouth Policy Area includes strong focus on
housing allocations within Plymouth and in the 3
Growth areas
c. Allocations at the Main Towns are consistent with
maintaining a strong network of Main Towns and
supports their role, and is a significant part of the
housing supply in the Thriving Towns and Villages
d. Further allocations at the Other Towns and Key
settlements are consistent with maintaining vitality
and viability of these settlement by supporting their
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5. Delivering a prosperous and sustainable South West Devon: To
reinforce and protect the settlement pattern of South West
Devon as the key driver of the prosperity and sustainability of
the area, set within the diverse rural economy and an
outstanding natural environment.
6. Maintaining a strong network of Main Towns: To promote locally
distinctive and sustainable development in the main towns, with
sufficient new homes, jobs, services and infrastructure provided
to improve their level of self containment and to meet local
needs.
7. Maintaining vitality and viability of the smaller towns and key
villages: To promote the provision of homes, jobs, services and
community infrastructure sufficient to enable the small towns
and key villages to continue to play their important role as local
service centres for their surrounding areas.
8. Maintaining the viability of the many sustainable villages in the
rural area: To enable the development of new homes, jobs and
community infrastructure sufficient to meet the local needs of
the sustainable villages identified in the area.
9. Maintaining a beautiful and thriving countryside: To preserve
and enhance the natural beauty of south west Devon's
countryside, and to avoid the creation of new homes in
unsustainable locations.
10. Delivering high quality development: To deliver development in
Plymouth and South West Devon which is sustainable and of
the right type and quality.
11. Delivering infrastructure and investment: To take a proactive
and co-ordinated approach to delivering the infrastructure and
investment needed to realise the plan's vision and deliver its
strategic objectives and policies….
…
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role and forming an important part of the housing
supply for the Thriving Towns and Villages
e. The scale of housing provision in the Thriving
Towns and Villages and the identified sources of
supply and potential sources of supply are such that
they can be accommodated consistent with the
objective of maintaining a beautiful and thriving
countryside, thereby avoiding the creation of new
homes in unsustainable locations
f. The approach towards the Neighbourhood Plan
allowance as part of supply is consistent with the
objective of maintaining the viability of sustainable
villages in the rural areas, sufficient to meet the
local needs of the villages
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Appendix 4
A4. HOUSING TRAJECTORIES - ILLUSTRATIVE GRAPHS
Plan, Monitor and Manage housing land supply graphs illustrating the JLP Plan Area
and Policy Area housing trajectories.
A4.1

The suite of three detailed housing trajectories related to the housing requirement
targets in SPT3 set out the actual and forecast housing delivery in each year in the
plan period. Supply sources set out in Section 7 of this topic paper.
Methodology and evidence

A4.2

The JLP LPAs have analysed the evidence to assess how forecast housing supply
performs against the policy of housing provision. One way to show supply
performance is through a ‘plan-monitor-manage’ approach. This looks at supply
across the whole plan period, and the performance at each monitoring point (the end
of the monitoring year is 31 March). The graphs display the forecast delivery of
dwellings delivered through development

A4.3

The plan-monitor-manage tables within the housing trajectories for Plymouth Policy
Area, the Thriving Towns and Village are the source information for the plan-monitormanage graphs in the trajectories which are reproduced in this Appendix.

A4.4

Three sets of graphs illustrate the housing trajectories to show how housing supply is
maintained based on ‘plan-monitor-manage’ principles, for the following areas:
1. Plymouth and South West Devon Joint Local Plan – Plan Area (annualised
target)
2. Plymouth Policy Area (annualised target)
3. Thriving Towns and Villages Policy Area (annualised target)

A4.5

For each area there are two graphs:
1) Completions (actual and forecast on an annual basis) as a bar graph compared
to:
a) Plan – using the strategic total housing provision targets in SPT3 – which
is annualised (the total provision divided by the number of years in the
plan period) and shown as a line/
b) Manage – the annual residual requirement taking account of
past/projected completions - a steeply falling line at the end of the plan
period that is below the x-axis is a good indication of ‘front-loading’ of
development. All 3 areas are comfortably in this position.
2) Monitor – the number of completions above or below the cumulative provision
for each year – shown as a line. Where the line is above the x-axis at the end of
the plan period indicates a surplus for the whole plan period. All 3 areas are
comfortably in this position.
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A4.6

Displaying the two graphs vertically one above the other on the page allows an easy
visual comparison to be made for the implications of plan, monitor and manage. The
colours in the graphs for the plan, monitor and manage lines match the colours in the
related rows in the trajectory spreadsheets to help the reader navigate the evidence.
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4.2

Illustrative graphs (Based on end March 2017 Housing Trajectories)

1. Plymouth and South West Devon Joint Local Plan – Plan Area
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2. Plymouth Policy Area
(annualised target)
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3. Thriving Towns and Villages Policy Area
(annualised target)
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Appendix 5
A5. Historic Housing Development
A5.1

A summary of the net annual dwelling completions between 2001 and 2016 are
shown in Table A5-1.

A5.2

This information is based on historic housing monitoring evidence gathered by
Plymouth City Council, South Hams District Council and West Devon Borough
Council.

A5.3

This is the source of information about housing completions that was supplied to
Peter Brett Associates, and which underpins the analysis in SHMA Part 1.
TABLE A5-1
West
Devon
LPA

Plymouth
City

South
Hams LPA

2001/2

436

229

168

2002/3

456

172

176

2003/4

391

317

226

2004/5

981

297

193

2005/6

738

235

171

2006/7

1316

222

204

2007/8

790

144

530

2008/9

910

232

356

2009/10

401

217

225

2010/11

535

145

415

2011/12

454

210

93

2012/13

554

191

72

2013/14

439

194

102

2014/15

635

177

116

1077

427

156

585

314

204

Year

2015/16 *
2016/17

* The 2015/16 figure of 1077 net completions in Plymouth City includes 16 effective
HMO releases in 2015/16 which are included in the 2017 Monitoring Point trajectory
The 2015/16 figure 0f 427 in South Hams includes a correction of +1 dwelling.
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Appendix 6.1
A6. 5 YEAR HOUSING LAND SUPPLY (5YLS)
5 year housing land supply at point of plan adoption
A6.1

The JLP Councils’ evidence demonstrates that there is a 5 year housing land supply
at the point of plan adoption based on each of the policy housing provision targets in
SPT3.

A6.2

Demonstrating a 5 year housing land supply is important because of NPPF
paragraphs 47 and 49 policy towards maintaining housing supply. If the LPA cannot
demonstrate a 5 year supply of deliverable sites then relevant policies for the supply
of housing should not be considered up to date. If a development plan is out of date,
then for decision taking this triggers the ‘tilted balance’ in NPPF paragraph 14.

A6.3

Demonstrating a 5 year housing land supply at the point of plan adoption is
necessary when plan making. It provides the evidence that the JLP would not be out
of date at the anticipated point of plan adoption.

A6.4

In Paragraph 1.12 clause k of their letter of 6 October 2017 (EXC3), which responds
to the Inspectors’ letter of 4 September 2017 (EXC2), the JLP Councils explain that
regarding 5 year housing land supply, that they (ie the JLP Councils) would expect to
set out 5 year land supply positions at three levels:


Firstly at the whole plan level, to demonstrate that the strategy set out for the
whole area is being delivered,



Secondly at the Policy Area level, to demonstrate that the plan requirements set
out in SPT3 are being met and that the distribution of development between the
two policy areas is being delivered,



Finally, there is a need to understand how housing is being delivered within each
policy area, and in particular in the Thriving Towns and Villages Policy area…..

A6.5

JLP policy differentiates between the Plymouth Policy Area and the Thriving Towns
and Villages Policy Area in order to achieve the spatial strategy and deliver the JLP
vision and objectives. Consequently the JLP Councils conclude that when
determining planning applications the assessment of 5 year housing land supply is
made at the Policy Area level for NPPF paragraph 47 and 49 purposes.

A6.6

Submission JLP Figure 3.5 set out five year land supply statistics for the whole plan
area and for the two Policy Areas. Those were based on a 20% buffer and an
assumed point of plan adoption at March 2018. They showed a forecast supply in
JLP area, PPA and TTVPA equivalent to 6.2, 5.5 and 7.3 years respectively, based
on the evidence in the 2016 monitoring point trajectories for JLP (TP3Ai), PPA
(TP3Bi) and TTVPA (TP3Ci).

A6.7

Mindful of the ongoing JLP Examination, the JLP Councils now expect the point of
adoption of the JLP to be between 2 monitoring points. That is, end March 2018 and
end March 2019. At end March 2019, for the 5 year housing land supply position
with a 20% buffer would be as follows:
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o

TP3A1 shows a forecast supply in JLP area equivalent to 6.2 years

o

TP3Bi shows a forecast supply in PPA equivalent to 5.7 years

o

TP3Ci shows a forecast supply in TTVPA equivalent to 7.4 years.

Latest evidence
A6.8

The results in Submission JLP Fig 3.5 have now been superseded by the evidence in
the end March 2017 monitoring point housing trajectories for JLP. PPA and TTVPA
(TP3E, TP3F and TP3G respectively). This is the latest up to date available evidence
with the results summarised as follows.
1. Joint Local Plan – plan area

A6.9

The calculations and the results for the end March 2018 and end March 2019
monitoring points for the JLP plan area are shown in Table JLP4 and Graph JLP3
(TP3E). This demonstrates that the housing land supply position is above 5 years,
and is forecast to be as follows:
a) 6.2 years at end March 2018 and 6.3 years at end March 2019 (20% buffer)
b) 7.1 years at end March 2018 and 7.2 years at end March 2019 (5% buffer).
2. Plymouth Policy Area

A6.10 The calculations and the results for the end March 2018 and end March 2019
monitoring points for the Plymouth Policy Area are shown in Table PPA6 and Graph
PPA3 (TP3F). This demonstrates that the housing land supply position is above 5
years, and is forecast to be as follows:
c) 5.3 years at end March 2018 and 5.4 years at end March 2019 (20% buffer)
d) 6.1 years at end March 2018 and 6.2 years at end March 2019 (5% buffer).
3. Thriving Towns and Villages Policy Area
A6.11 The calculations and the results for the end March 2018 and end March 2019
monitoring points for the Thriving Towns and Villages Policy Area are shown in Table
TTV6 and Graph TTV3 (TP3G). This demonstrates that the housing land supply
position is well above 5 years, and is forecast to be as follows:
a) 8.2 years at end March 2018 and 8.5 years at end March 2019 (20% buffer)
b) 9.3 years at end March 2018 and 9.7 years at end March 2019 (5% buffer).
The relevant 5 year period from point of plan adoption
A6.12 The date of plan adoption is also important because NPPF paragraph 47
distinguishes between:




Identifying supply in years 1 to 5 (specific deliverable sites)
Identifying supply in years 6 to 10 (specific developable sites or broad locations of
growth); and
If possible identifying supply in years 11 to 15 (specific developable sites or broad
locations of growth).
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A6.13 NPPF paragraph 47 requires the Councils to identify and update annually a supply of
specific deliverable FOOTNOTE11 48 sites sufficient to provide five years worth of housing
against their housing requirements with an additional buffer of 5% (moved forward
from later in the plan period) to ensure choice and competition in the market for land.
A6.14 Years 1 to 5 are the five years are from the last monitoring point when there is a
complete set of supply data available. The latest monitoring point for the TTVPA
housing trajectory is end March 2017 (TP3G) so the forecast 5 year period (years 1
to 5) would be April 2017 to end March 2022. However, the time period for
assessing the 5 year supply at the point of JLP adoption is partly within and partly
beyond that timeframe. At April 2018 the 5 year period from adoption would be April
2018 to March 2023. At April 2019 it would be April 2019 to March 2024.
A6.15 As a result the forecast supply at adoption at April 2018 would be years 2 to 6 and at
April 2019 would be years 3 to 7 from the latest monitoring point supply evidence.
A6.16 The JLP Councils consider that the supply identified in years 1 to 5 from April 2017 in
the 2017 monitoring point trajectory meet the criteria in NPPF footnote 11. They also
consider that all the sites in years 6 and 7 meet the requirement of NPPF paragraph
47 3rd bullet point and footnote 1249 for sites to be ‘developable’. There is no
evidence at this time to suggest that supply in years 6 and 7 wouldn’t be ‘deliverable’
within 5 years from the relevant monitoring point but the test of being ‘deliverable’ in
those years would apply at those later monitoring points when the updated supply
data is available.
Reasonable prospect of a 5 year housing land supply at point of JLP adoption
A6.17 The concept of ‘reasonable prospect’ of delivery on individual sites in a housing
trajectory has been the focus of recent Section 78 planning appeals. The recent
Court of Appeal judgement50 distinguished between deliverability and delivery –
Paragraph 51 states
“ The NPPF and the assessment of housing land supply are concerned with
deliverability”, which is an assessment of the likelihood that housing will be
delivered in the five year period on that site. The assessment of housing land
supply does not require certainty that the housing sites will actually be
developed within that period. The planning process cannot deal in such
certainties. The problem of uncertainty is managed by assessing
48

NPPF footnote 11 To be considered deliverable, sites should be available now, offer a suitable location for
development now, and be achievable with a realistic prospect that housing will be delivered on the site within
five years and in particular that development of the site is viable. Sites with planning permission should be
considered deliverable until permission expires, unless there is clear evidence that schemes will not be
implemented within five years, for example they will not be viable, there is no longer a demand for the type of
units or sites have long term phasing plans
49
NPPF footnote 12 To be considered developable, sites should be in a suitable location for housing
development and there should be a reasonable prospect that the site is available and could be viably
developed at the point envisaged
50
[2017] EWCA Civ 1643 20 October 2017 Between St Modwen Developments Ltd and SoS CLG; Est Riding of
Yorkshire Council; and Save Our Ferriby Action Group
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“deliverability” over a five year period, re-assessed as the five year period
rolls forward.
A6.18 Regarding the difference between delivery and deliverability, as stated in Paragraph
52
“There are many reasons why the difference may exist: the assumed
production rates off large sites may be too high for the market, though that
does not seem to have been an issue here; the building industry’s
infrastructure, skilled labour, finance, and materials, may not be geared up to
the assumed rate; and the market may not wish to build or buy houses at the
assumed rate of delivery; mortgage funds may not be available for those who
would wish to buy. As Mr [Paul] Tucker [Q.C.] pointed out, the local planning
authority can only do so much, that is to maintain a five year supply of
deliverable housing land. The market, comprising house builders, finance and
purchasers, has to do the rest.”
A6.19 Mindful of that Judgement, and the conclusions in Paragraph A6.12 to A6.16, the
Councils conclude that there is a reasonable prospect of the 5 year housing land
supply being delivered at the point of adoption of the JLP, based on the JLP and the
two Policy Areas, considered in detail below in paragraphs A6.20 to A6.38.
(1) The Joint Local Plan area
A6.20 The JLP Councils consider there is a reasonable prospect of a 5 YLS in the JLP plan
area by at the point of adoption, for the following reasons:
a) The latest trajectory evidence is up to date and robust.
A6.21 This includes the evidence in the individual large site trajectories. The large sites in
the trajectory have been assessed individually, and all large sites with dwelling
completions forecast for Years 1 to 5, and Years 6 and 7 from the March 2017
Monitoring Point:


are available now or with regard to sites identified to commence delivery in
Years 6 and 7 have a reasonable prospect of being available.



offer a suitable51 location for development now; and



are achievable with a realistic prospect that housing will be delivered on the
site within five years and in particular that development of the site is viable.
Sites with planning permission that have not expired as at the 2017
monitoring point are included as deliverable. Where there is clear evidence
that schemes will not be implemented within five years, or later, these have
been excluded.

51

For the purposes of assessing the 5year housing land supply at point of adoption, the trajectories assume
that JLP policies with site allocations that are forecast to deliver housing in years 1 to 7 that do not have
planning permission as at the 2017 monitoring point will be found sound, included in the adopted JLP, and can
therefore be counted as part of supply.
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b) The method for calculating the 5 year housing land supply is correct.
A6.22 The calculations and results for 2018 and 2019 are set out in this updated Housing
Topic Paper. The JLP Councils conclude that:


The correct calculation is made of the forecast requirement for the next 5 years,
including the appropriate buffer. This is :
o

The annualised 1,335 JLP target (as a minimum) multiplied by 5 years (ie
6,675)

o

Where there is a shortfall of cumulative completions compared to cumulative
target since the start of the plan period to the monitoring point, all the
backlog is then added to the 6,675, to give a 5 year requirement before a
buffer is added. Where there is a surplus, this is taken into account on a
residual basis, as explained in TP3(rev) paragraph A6.42, to give a 5 year
requirement before a buffer is added.

o

The buffer is then applied to the 5 year requirement. This gives the target for
the next 5 years to use in the 5 year housing land supply position
calculations.
 From the 2016 monitoring point trajectory (TP3A/Ai)
 at end March 2018 this was 6,732 (ie 6,675 plus the 57 shortfall).
Adding the 20% buffer results in 8,078 dwellings. Annualised, this
equates to 1,616 dpa
 at end March 2019 this was 6,554 (ie 6,675 minus 121 which is the
residual surplus for the 5 years) Adding the 20% buffer results in
7,865 dwellings. Annualised, this equates to 1,573 dpa
 In the updated 2017 monitoring point JLP housing trajectory (TP3E),
no shortfall is forecast at these two monitoring points and the
respective forecasts at March 2018 and March 2019 are 6,647 (ie
6,675 minus 28) and 6,445 (ie 6,675 - 230) respectively. Adding the
20% buffer results in 7,976 and 7,734 dwellings, and annualised, this
equates to 1,595 and 1,547 dpa respectively.





The correct calculation is made of the forecast supply for the next 5 years. This
is the sum of the forecast net completions for each of the next 5 years from the
relevant monitoring point:
o

At end March 2018 this was 9,815 and at end March 2019 this was 9,702
dwellings for the TTVPA (TP3C/Ci).

o

In the updated JLP housing trajectory (TP3E) the respective forecasts are
9,965 and 9,674 dwellings.

The correct way to estimate the 5 year housing land supply position in the JLP
plan area is as follows:
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Point of Adoption

2016 Monitoring Point
Trajectory (TP3A)

End March 2018
Forecast supply for the next
5 years (A)
Annualised requirement for
the next 5 years (B)
Years equivalent (A/B)
End March 2019
Forecast supply for the next
5 years (C)
Annualised requirement for
the next 5 years (D)
Years equivalent (C/D)
(Note: numbers have been rounded)

2017 Monitoring Point
Trajectory (TP3E)

9,815

9,965

1,616

1,595

6.1

6.2

9,702

9,674

1,573

1,547

6.2

6.3

A6.23 For an adoption point at April 2018, the 2016 monitoring point forecast supply of
9,815 is lower than the 9,965 from the latest trajectory. However, for an adoption
point at April 2019, the 2017 monitoring point forecast supply of 9,674 is slightly
lower than the 9,965 in the latest trajectory.
A6.24 Consequently, the Councils can rely on robust new evidence about lead in times, the
likely date of the first completions on sites, and delivery rates. This evidence supports
the number of dwellings forecast to be delivered in the 5 year periods April 2018 to
March 2023 and April 2019 to March 2024.
A6.25 All four forecasts are above 6 years of housing land supply. The forecasts are
realistic and robust, and they demonstrate a healthy land supply position for plan
making purposes.

(2) Plymouth Policy Area and 5 year housing land supply
A6.26 The JLP Councils consider there is a reasonable prospect of a 5 YLS in the Plymouth
Policy Area by at the point of adoption, for the following reasons:
a) The latest trajectory evidence is up to date and robust.
A6.27 This includes the evidence in the individual large site trajectories. The large sites in
the trajectory have been assessed individually, and all large sites with dwelling
completions forecast for Years 1 to 5 from the March 2017 Monitoring Point:


are available now or with regard to sites identified to commence delivery in
Years 6 and 7 have a reasonable prospect of being available



offer a suitable52 location for development now; and

52

For the purposes of assessing the 5year housing land supply at point of adoption, the trajectories assume
that JLP policies with site allocations that are forecast to deliver housing in years 1 to 7 that do not have

143

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018


are achievable with a realistic prospect that housing will be delivered on the
site within five years and in particular that development of the site is viable.
Sites with planning permission that have not expired as at the 2017
monitoring point are included as deliverable. Where there is clear evidence
that schemes will not be implemented within five years, or later, these have
been excluded.

b) The method for calculating the 5 year housing land supply is correct.
A6.28 The calculations and results for 2018 and 2019 are set out in this updated Housing
Topic Paper. The JLP Councils conclude that:


The correct calculation is made of the forecast requirement for the next 5 years,
including the appropriate buffer. This is :
o

The annualised 950 PPA target (as a minimum) multiplied by 5 years (ie
4,750)

o

Where there is a shortfall of cumulative completions compared to cumulative
target since the start of the plan period to the monitoring point, all the
backlog is then added to the 4,750, to give a 5 year requirement before a
buffer is added. Where there is a surplus, this is taken into account on a
residual basis, as explained in TP3(rev) Appendix 6 paragraph A6.42, to
give a 5 year requirement before a buffer is added.

o

The buffer is then applied to the 5 year requirement. This gives the target for
the next 5 years to use in the 5 year housing land supply position
calculations.
 From the 2016 monitoring point trajectory (TP3B/Bi)
 at end March 2018 this was 4,942 (ie 4,750 plus 192 shortfall).
Adding the 20% buffer results in 5,930 dwellings. Annualised, this
equates to 1,186 dpa
 at end March 2019 this was 4,734(ie 4,750 minus 16 which is the
residual surplus for the 5 years) Adding the 20% buffer results in
5,681 dwellings. Annualised, this equates to 1,136 dpa
 In the updated 2017 monitoring point PPA housing trajectory (TP3F),
the respective forecasts at March 2018 and March 2019 are 5,023 (ie
4,750 plus 273 shortfall) and 4,668 (ie 4,750 minus 82 residual
surplus) respectively. Adding the 20% buffer results in 6,028 and
5,602 dwellings, and annualised, this equates to 1,206 and 1,120
dpa respectively



The correct calculation is made of the forecast supply for the next 5 years. This
is the sum of the forecast net completions for each of the next 5 years from the
relevant monitoring point:

planning permission as at the 2017 monitoring point will be found sound, included in the adopted JLP, and can
therefore be counted as part of supply.
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o

At end March 2018 this was 6,510 and at end March 2019 this was 6,475
dwellings for the PPA (TP3B/Bi).

o

In the updated PPA housing trajectory (TP3F) the respective forecasts are
6,409 and 6,040 dwellings.

The correct way to estimate the 5 year housing land supply position in the PPA is
as follows:
PPA
Point of Adoption
End March 2018
Forecast supply for the next
5 years (A)
Annualised requirement for
the next 5 years (B)
Years equivalent (A/B)

2016 Monitoring Point
Trajectory (TP3A)

End March 2019
Forecast supply for the next
5 years (C)
Annualised requirement for
the next 5 years (D)
Years equivalent (C/D)
(Note: numbers have been rounded)

2017 Monitoring Point
Trajectory (TP3E)

6,510

6,409

1,186

1,206

5.5

5.3

6,475

6,040

1,136

1,120

5.7

5.4

A6.29 The 2017 monitoring point forecast supply of 6,409 and 6,040 dwellings at the two
monitoring points is lower than the previous 2016 Monitoring Point forecast for those
years in TP3Bi (6,510 and 6,475 respectively). This reflects the latest intelligence
from the industry and the resultant site forecasts.
A6.30 Production of the 2017 Monitoring Point trajectories, as requested by the Inspectors
in EXC2, provided a timely opportunity to update the PPA forecasts. The new
trajectories benefit from the latest evidence about delivery and commitments, and
from the consultation with the developers. The steps undertaken by the JLP Councils
to forecast delivery are set out in Topic Paper paragraph 1.11.
A6.31 Consequently, the Councils can rely on robust new evidence about lead in times, the
likely date of the first completions on sites, and delivery rates. This evidence supports
the number of dwellings forecast to be delivered in the 5 year periods April 2018 to
March 2023 and April 2019 to March 2024.
A6.32 All 4 forecasts exceed 5 years of supply. They are realistic forecasts, given that the
PPA includes the Sustainable Urban Extensions where supply delivery has only just
commenced and will accelerate over the next few years, but the 5 year housing land
supply calculations have not used a ‘stepped’ target.
(3)

Thriving Towns and Villages Policy Area and 5 year housing land supply

A6.33 The JLP Councils consider there is a reasonable prospect of a 5 YLS in the TTVPA
at the point of adoption, for the following reasons:

145

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018
a) The latest trajectory evidence is up to date and robust.
A6.34 This includes the evidence in the individual large site trajectories. The large sites in
the trajectory have been assessed individually, and all large sites with dwelling
completions forecast for Years 1 to 5 from the March 2017 Monitoring Point:


are available now or with regard to sites identified to commence delivery in
Years 6 and 7 have a reasonable prospect of being available



offer a suitable53 location for development now; and



are achievable with a realistic prospect that housing will be delivered on the
site within five years and in particular that development of the site is viable.
Sites with planning permission that have not expired as at the 2017
monitoring point are included as deliverable. Where there is clear evidence
that schemes will not be implemented within five years, or later, these have
been excluded.

b) The method for calculating the 5 year housing land supply is correct.
A6.35 The calculations and results for 2018 and 2019 are set out in this updated Housing
Topic Paper. The JLP Councils conclude that:


The correct calculation is made of the forecast requirement for the next 5 years,
including the appropriate buffer. This is :
o

The annualised 385 TTVPA target (as a minimum) multiplied by 5 years (ie
1,925)

o

Where there is a shortfall of cumulative completions compared to cumulative
target since the start of the plan period to the monitoring point, all the
backlog is then added to the 1,925, to give a 5 year requirement before a
buffer is added. Where there is a surplus, this is taken into account on a
residual basis, as explained in Appendix 6 paragraph A6.42 in this topic
paper, to give a 5 year requirement before a buffer is added.

o

The buffer is then applied to the 5 year requirement. This gives the target for
the next 5 years to use in the 5 year housing land supply position
calculations.
 From the 2016 monitoring point trajectory (TP3C/Ci)
 at end March 2018 this was 1,883 (ie 1,925 minus the 42 which is the
residual surplus for the 5 years). Adding the 20% buffer results in
2,260 dwellings. Annualised, this equates to 452 dpa
 at end March 2019 this was 1,821 (ie 1,925 minus the 104 which is
the residual surplus for the 5 years) Adding the 20% buffer results in
2,185 dwellings. Annualised, this equates to 437 dpa

53

For the purposes of assessing the 5year housing land supply at point of adoption, the trajectories assume
that JLP policies with site allocations that are forecast to deliver housing in years 1 to 7 that do not have
planning permission as at the 2017 monitoring point will be found sound, included in the adopted JLP, and can
therefore be counted as part of supply.
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 In the updated 2017 monitoring point JLP housing trajectory (TP3E),
again no shortfall is forecast at these two monitoring points and the
respective forecasts at March 2018 and March 2019 are 1,812 (ie
1,925 minus 113) and 1,777 (ie 1,925 - 148) respectively. Adding the
20% buffer results in 2,174 and 2132 dwellings, and annualised, this
equates to 435 and 426 dpa respectively




The correct calculation is made of the forecast supply for the next 5 years. This
is the sum of the forecast net completions for each of the next 5 years from the
relevant monitoring point:
o

At end March 2018 this was 3,307 and at end March 2019 this was 3,228
dwellings for the TTVPA (TP3C/Ci).

o

In the updated JLP housing trajectory (TP3E) the respective forecasts are
3,546 and 3,619 dwellings.

The correct way to estimate the 5 year housing land supply position in the TTVPA
is as follows:
TTVPA
Point of Adoption
End March 2018
Forecast supply for the next
5 years (A)
Annualised requirement for
the next 5 years (B)
Years equivalent (A/B)

2016 Monitoring Point
Trajectory (TP3A)

End March 2019
Forecast supply for the next
5 years (C)
Annualised requirement for
the next 5 years (D)
Years equivalent (C/D)
(Note: numbers have been rounded)

2017 Monitoring Point
Trajectory (TP3E)

3,307

3,546

452

435

7.3

8.2

3,228

3,619

437

426

7.4

8.5

A6.36 The 2016 monitoring point forecast supply of 3,307 and 3,228 dwellings at the two
monitoring points is lower than the latest forecast for those years in TP3G (3,546 and
3,619 respectively). The main reason for this is that the 2016 monitoring point data
relied on very cautious assumptions about lead in times and delivery rates. Those
assumptions were appropriate at that time. Production of the 2017 Monitoring Point
trajectories, as requested by the Inspectors in EXC2, provided a timely opportunity to
update the forecasts. The new trajectories benefit from the latest evidence about
delivery and commitments, and from the consultation with the developers. The steps
undertaken by the JLP Councils to forecast delivery in the latest trajectories are set
out in TP3(rev) paragraph 1.11.
A6.37 Consequently, the Councils can rely on robust new evidence about lead in times, the
likely date of the first completions on sites, and delivery rates. This evidence supports
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the number of dwellings forecast delivered to be delivered in the 5 year periods April
2018 to March 2023 and April 2019 to March 2024.
A6.38 All four forecasts demonstrate that the TTVPA housing land supply is over 7 years at
a 20% buffer. The forecasts are realistic and robust, demonstrate a very healthy land
supply position for plan-making purposes.

5 year Housing Land Supply – METHODOLOGY - DETAILS
A6.39 TP3(rev) Paragraphs A6.40 to A6.59 provide detailed explanation of the methodology
used by the JLP Councils to calculate the 5 year housing land supply
A6.40 The ‘rolling’ five year housing land supply assessments for each of the three
trajectories are set out in the trajectory evidence and illustrated as graphs, the latter
are reproduced in Section A6.12 in this Appendix. It is neither possible nor
necessary to prove a 5 year supply of ‘specific deliverable’ sites for all years in the
plan period. The test is for developable sites from year 6 (see paragraph A6.12).
Nevertheless, using the current information in the trajectories it is possible to assess
whether that supply to the end of the plan period would deliver the targets and how
that supply performs against the annualised targets. This ‘rolling 5 year housing land
supply’’ analysis provides further evidence showing how the plan maintains a supply
over the plan period.
A6.41 The approach to the five year housing land supply in this topic paper is up to date.
The method for calculating the rolling 5 year housing land supply over the plan period
takes account of NPPG, the latest legal judgements and Secretary of State decisions
on recovered appeals, as well as wider planning law requirements.
A6.42 The following methodology is used at the end of each monitoring year (the monitoring
point) to assess the 5 year supply position as at the monitoring point:


Using the housing provision targets recommended in Section 6 and the
annualised rates to calculate cumulative targets to date



Identifying the future 5 year target based on annualised rates



Identifying cumulative supply to date since 1 April 2014



Comparing cumulative supply to cumulative targets and identifying
whether or not there is a cumulative shortfall to date, or a cumulative
surplus



If there is a cumulative shortfall then applying the ‘Sedgefield’ approach
(ie all the shortfall to be added to the 5 year target) in those years where
there is evidence of past under delivery



If there cumulative surplus, then residualizing this over the rest of the plan
period, and converting it to an annual residual and deducting this from the
5 year target
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Identifying if there has been persistent under delivery to determine which
buffer (NPPF paragraph 47) to apply to both the future 5 year requirement
(minus any 5 year residual of past ‘surplus’) and to the full ‘Sedgefield’
component of past shortfall



Multiplying the 5 year target (with shortfall added or residual surplus
deducted) by the % buffer. For the purposes of the trajectories both the
5% and 20% buffers are tested to give the for each buffer level



Then for each buffer level:
o

Divide the total 5 year target for the monitoring point by 5 to give an
annual 5 year target for the monitoring point

o

Identify the forecast 5 year supply for the next 5 years from the
monitoring point.
Calculate the number of years of housing supply as at the monitoring
point by dividing the forecast 5 year supply by the annual 5 year target
for the monitoring point.

o

A6.43 The forecast of supply delivered from future completions over the next five years
come from the supply sources listed in Section 7. These are based on the robust,
evidenced assessments of the sites’ trajectories, including the sites allocated by the
JLP.
A6.44 TP3(rev) Section 8 on managing supply considers the use of the 5 year housing
supply evidence both for plan preparation and for development management
purposes.
Target
A6.45 The housing provision targets used in the housing trajectories are those set out in
Policy SPT3 for the two Policy Areas. These are summed to give the overall housing
Provision target for the JLP Plan area. The LPAs assume that these are the targets
that will be in the adopted Joint Local Plan. Whilst the policy expresses the targets in
terms of “at least”, ie they are ‘minimums’, the numeric figures set out in the policy
are those used in the housing trajectories, for the purpose of calculating the 5 year
housing land supply position at annual monitoring points throughout the plan period,
and are as follows:


Plymouth Policy Area



Thriving Towns and Villages Policy Area



Joint Local Plan – Plan Area

19,000
7,700
26,700

Annualised housing provision
A6.46 Policy SPT3 expresses housing provision in terms of the total for the plan period, not
as an annual rate. 5 year housing land supply assessment uses annualised rates, so
these are calculated by dividing the housing provision targets by 20 (the number of
years in the plan period).
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Cumulative target to monitoring point
A6.47 The 5 year housing land supply assessment takes account of the number of
dwellings equivalent to 5 times the annual housing target.
Cumulative supply to monitoring point
A6.48 The 5 year housing land supply assessment takes account of how many dwellings
have been built since the start of the plan period (1 April 2014).
Shortfall since the start of the plan period
A6.49 The concept of a shortfall in supply that occurs during the plan period (sometimes
referred to as a backlog) or should not be confused with the concept of a backlog
from ‘pent up’ need because households have not formed due to lack of suitable
accommodation (see paragraphs 3.40 -3.48 in the topic paper).
A6.50 If there is a backlog then it would be appropriate to provide for a backlog within the
first five years when calculating the 5 year housing land supply position (the
‘Sedgefield’ approach). This is the approach applied in the suite of housing
trajectories (TP3A, TP3B and TP3C). The application of this approach is clearly
shown in the Tables JLP5, PPA7, and TTV7 (Residual and Sedgefield calculations),
and in Tables JLP3, PPA6, and TTV6 (Rolling 5 year housing land supply). If there is
a shortfall against the JLP target, then the approach is for this to be made good in the
next 5 years, consistent with NPPF policy towards boosting supply.
A6.51 The only time that a backlog needs to be considered is if the cumulative supply at a
monitoring point is less than the cumulative target (ie the annualised requirement
multiplied by the number of years between the start of the plan period and the
monitoring point). As set out in the evidence in TP3A, TP3B and TP3C:


In the JLP area the cumulative target exceeds cumulative supply – so there is a
backlog forecast up to March 2018. But thereafter the forecast is for a surplus
over the cumulative requirement



In the PPA the cumulative target exceeds cumulative supply – so there is a
backlog forecast up to March 2018. But thereafter the forecast is for a surplus
over the cumulative requirement.



In the TTVPA the cumulative supply exceeds cumulative target from 2015/6
onwards. So there is no backlog at the Monitoring Point, nor is one forecast for
the future.

Cumulative shortfall or surplus at monitoring point
A6.52 Deducting the cumulative supply from cumulative demand since the start of the plan
period identifies whether there is a shortfall at a monitoring point. This is then taken
into account in the 5 year housing land supply analysis.
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Sedgefield or Liverpool approach towards meeting any shortfall?
A6.53 The rolling 5 year housing land supply calculations used in the trajectories do not
apply a ‘Liverpool’ approach where any shortfall is addressed across the whole of the
remaining plan period.
A6.54 Instead, the methodology applies the Sedgefield approach. This means that the
whole shortfall at that date is added to the future 5 year requirement assuming the
shortfall is to be made good in the next 5 years. The analysis in the Table of Residual
and Sedgefield components set out in each trajectory provides the evidence about
past over or under delivery. It is also demonstrated by the evidence in the ‘monitor’
graph where the monitor line is always above the x-axis of the graph. If there is no
evidence of past under-delivery, then any ‘over delivery’ in the past is annualised and
the 5 year residual is deducted from the future 5 year requirement.
A6.55 The trajectories show that for most of the plan period there isn’t a shortfall to be
taken into account. Instead there is a ‘surplus.
A6.56 Inspectors at other Local Plan examinations have agreed that surplus from past
delivery since the start of the plan period to the ‘monitoring point’ can be taken into
account when calculating the forecast future housing land supply for the next 5 years.
A6.57 Not surprisingly, the amount of requirement remaining between the monitoring point
and the end of the plan period, based on the annualised target multiplied by the
remaining number of years (to give the initial 5 year target) is then reduced by the
amount of the surplus. Otherwise we would in effect be increasing our overall target
for the plan period.
A6.58 We can calculate what this means for the 5 YLS position at any monitoring point (ie
as at end March in any year), The calculations for shortfall and for the residualised
surplus are set out in the Housing Trajectories (TP3E, TP3F and TP3G). The shortfall
or surplus is calculated for each year. All three housing trajectories use the same
method of adding in shortfalls and residualised surpluses, mindful that where there is
a shortfall the residualised surplus is zero, and vice versa.
Buffer
A6.59 The trajectories include testing both the 5% and 20% buffers which NPPF refers to,
when calculating the rolling 5 year housing land supply. The evidence shows that for
both Policy Area and the JLP Plan Area that a 5 year supply can be demonstrated
from the point of adoption onwards with both buffer levels. The choice of which
buffer to use in future calculations will depend on whether there is any record of
persistent under delivery.
JLP summary: Forecast requirement and forecast supply over the next 5 years
A6.60 Based on 2016 Monitoring Point trajectory and forecast supply in Submission Plan
Table 3.3, the correct forecast 5 year requirement plus a 20% buffer at end March
2018 from the would be 8,078 dwellings (see Table 3.4 in the Submission plan). The
calculation for the JLP area (source: TP3A Table JLP4) is as follows:


The annualised 1,335 JLP target (as a minimum) multiplied by 5 years (ie
6,675)
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Where there is a shortfall of cumulative completions compared to cumulative
target since the start of the plan period to the monitoring point, all the
backlog is then added to the 6,675, to give a 5 year requirement before a
buffer is added. Where there is a surplus, this is taken into account on a
residual basis to give a 5 year requirement before a buffer is added.



The buffer is then applied to the 5 year requirement. This gives the target for
the next 5 years to use in the 5 year housing land supply calculations.



From the 2016 monitoring point trajectory (TP3A) at end March 2018 this
was 6,732 (ie 6,675 plus the 57 cumulative shortfall). Adding the 20% buffer
results in 8,078 dwellings. Annualised, this equates to 1,616 dpa.

A6.61 Mindful of the ongoing JLP Examination, the JLP Councils now expect the point of
adoption of the JLP to be between 2 monitoring points. That is, end March 2018 and
end March 2019. From the 2016 monitoring point trajectory (TP3A) at end March
2019 the target for the next 5 years (including buffer) to use in the 5 year housing
land supply position calculations was 6,554 (ie 6,675 minus the 121 which is the
residual surplus for the 5 years). Adding the 20% buffer results in 7,865 dwellings.
Annualised, this equates to 1,573 dpa.
A6.62 The 2016 monitoring point trajectory (TP3A) has now been superseded by the 2017
monitoring point JLP housing trajectory (TP3E). In TP3E there is no shortfall forecast
for the JLP plan area at the 2018 and 2019 monitoring points. Their respective 5 year
requirements including buffer, are:


at March 2018: 7,976 dwellings (ie 6,675 minus 28 residual surplus for the 5
years, plus buffer); and annualised, this equates to 1,595 dpa



at March 2019: 7,734 dwellings (ie 6,675 minus 230 residual surplus for the
5 years, plus buffer); and annualised, this equates to 1,547dpa.

A6.63 The correct forecast supply for the next 5 years in the JLP plan area as at end March
2018 is 9,815 dwellings, based on the 2016 Monitoring Point JLP trajectory for the
next 5 years, shown in TP3A. The correct forecast is calculated by summing the
forecast net completions for each of the next 5 years from the relevant monitoring
point .At end March 2018 this was 9,815 and at end March 2019 this was 9,702
dwellings for the JLP area (TP3A).
A6.64 In the updated JLP housing trajectory (TP3E) the respective supply forecasts for the
relevant 5 year periods are 9,965 and 9,674 dwellings.
A6.65 The correct way to estimate the 5 year housing land supply position in the JLP plan
area is as follows, at a 20% buffer:
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Point of Adoption

2016 Monitoring Point
Trajectory (TP3A)

End March 2018
Forecast supply for the next 5
years (A)
Annualised requirement for the
next 5 years* (B)
Years equivalent supply (A/B)
End March 2019
Forecast supply for the next 5
years (C)
Annualised requirement for the
next 5 years* (D)
Years equivalent supply (C/D)
Notes:
Numbers have been rounded
* Including the 20% buffer

153

2017 Monitoring Point
Trajectory (TP3E)

9,815

9,965

1,616

1,595

6.08

6.25

9,702

9,674

1,573

1,547

6.17

6.25
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APPENDIX 6.2
Rolling 5 Year Housing Land Supply Graphs
A6.66 The graphs illustrating the rolling 5 year housing land supply for the JLP Plan area,
the Plymouth Policy Area and the Thriving Towns and Villages Policy Area are
shown in Appendix 6.2 of this Topic Paper (and in Graphs JLP3, PPA3 and TTV3 in
the A3 format housing trajectories TP3E, TP3F and TP3G) as follows:
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Plymouth and South West Devon Joint Local Plan – Plan Area
(annualised target)
Rolling 5 year housing land supply
Years
5% buffer

10.0

20% buffer

5.0

Source: JLP Housing Trajectory (end March 2017 Monitoring Point with delivery
forecast made in November 2017)
Plan Area SPT3 Housing Provision target (at least 26,700) reached by 2030/31

155

2033-34

2032-33

2031-32

2030-31

2029-30

2028-29

2027-28

2026-27

2025-26

2024-25

2023-24

2022-23

2021-22

2020-21

2019-20

2018-19

2017-18

2016-17

2015-16

2014-15

0.0

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018
Plymouth Policy Area
(annualised target)
Rolling 5 year housing land supply assessment
Years
10.0
5% buffer
20% buffer

5.0

Source: PPA Housing Trajectory (end March 2017 Monitoring Point with delivery
forecast made in November 2017)
Policy Area SPT3 Housing Provision target (at least 19,000) reached by 2031/32
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Thriving Towns and Villages Policy Area
(annualised target)
Rolling 5 year housing land supply
Years
10.0
5% buffer
20% buffer

5.0

Source: TTVPA Housing Trajectory (end March 2017 Monitoring Point with delivery
forecast made in November 2017)
Policy Area SPT3 Housing Provision target (at least 7,700) reached by2027/28
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APPENDIX 6.3
MAINTAINING SUPPLY IN THE TWO JLP POLICY AREAS

1. Maintaining Supply in the Plymouth Policy Area
A6.67 Supply over the plan period. The TP3F evidence demonstrates that supply can be
maintained over the plan period. Graphs PPA2 (2a) and (2b) illustrate the ‘Plan
Monitor Manage’ analysis of supply. They are based on the evidence of the
combined completions totals across the policy area forecast for each year over the
plan period. That evidence is set out in Table PPA2 (TP3F). The three analyses in
this table demonstrate that supply is maintained. The graphs illustrate the trajectory
and those analyses, whereby maintaining supply means that:
a.

Plan The forecast supply in PPA (illustrated by the purple bars in graph PPA2A)
is above the annualised target of 950 pa (the green Plan line) in every year from
2017/18 until 2029/30 with the only exception 2019/20. At 2031/32 the minimum
target is met. Delivery continues after that point, albeit at a lower rate. This
provides a high level of flexibility. Even if supply is not delivered as quickly as
forecast, with a 9% ‘headroom’ there are still reasonable prospects that the
target will be achieved by the end of the plan period, or earlier from the supply
sources identified at the 2017 Monitoring Point. This does not include the 1686
dwellings in the Strategic Urban Extensions at Sherford and Woolwell that are
forecast for delivery after the end of the plan period. Were the housing market to
strengthen further, these sites could provide additional supply at an earlier date.
This forecast headroom does not include future large windfalls (.see also
paragraph A6.34 bullet point 7 regarding large windfalls).

b.

Plan The forecast future supply in PPA illustrated by the purple bars in Graph
PPA2A also shows that supply is ‘front loaded’. That is, after the March 2017
Monitoring Point, there is a higher annual supply earlier in plan period notably in
2017/19 and 2021/23, compared to supply towards the end of the plan period.
This is consistent with the NPPF objective to significantly boost supply. Early
delivery is supported by robust evidence in TP3H, which has been informed by
evidence provided by developers about their intentions regarding implementing
current consents, to submit planning applications in 2018 and for swift site starts.
Front-loading is another indicator of flexibility. Early delivery reduces the risk of
not achieving the target by 2034. The PPA does not depend on a high
percentage of supply delivery much later in the plan period.

c.

Monitor A surplus supply position is forecast over the whole plan period in the
PPA from 2018/19 onwards. A shortfall is identified in the first 4 years of the plan
period due to market factors and not a lack of sufficient supply (see response to
Q 3.3 vii). This is evidenced in Table PPA5 where there are separate rows for
the forecast cumulative completions, and the cumulative target at each year.
The forecast of delivery for each year, illustrated by the red Monitor line in Graph
PPA2B, is therefore above the X axis for all years after 2018/19. See response
to Q 7.6v below regarding shortfall and the 5 year supply land position.

d.

Manage Graph PPA2A, based on Table PPA5, provides evidence that at this
time supply does not need to be brought forward from later in the plan period in
the PPA. The orange Manage line is not a ‘hockey stick’ shape. In fact, it is quite
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the opposite. This means that at the end of the plan period the Manage line is
below the X axis and curves steeply downwards. This occurs because the
requirement is forecast to be met from supply delivered earlier in the plan period,
and requirement is met before the end of the plan period. It is proof that supply is
not back loaded. It is also evidence that there is sufficient flexibility if in future
supply needs to be brought forward, were delivery of some sites not to occur
when forecast.
A6.68 The plan sets out the approach to managing housing land supply.

54

1.

JLP Paragraph 3.32 outlines the Housing Implementation Strategy whereby the
LPAs will undertake proactive actions to assist developers to bring sites forward
as effectively and efficiently as possible, from the supply sources already
identified in the trajectory. This approach enhances the flexibility of supply. The
Housing Implementation Strategy for the full range of housing describes how the
JLP Councils will maintain delivery of a five-year supply of housing land to meet
their housing target (NPPF para 47 4th Bullet Point). The Topic Paper on the
Governance and Implementation of the JLP January 2018 identifies the
mechanisms for collaborative working by the JLP Councils to undertake the
proactive actions in that Strategy.

2.

Ample site allocation provision is made within PPA by the site allocation policies
in the JLP. This provision of 16,260 dwellings with a range of sites (locations,
type and size) consistent with the JLP spatial strategy provides greater certainty
of policy intention. This supply category is equivalent to 86% of target; and to
79% of supply. This overall level allocation is a major reason why forecast overall
supply is sufficient. It is an effective way to manage risk. In the event that some
sites don’t come forward there is sufficient provision identified. The Councils
consider their forecasts to be robust but acknowledge that it is not possible to
guarantee that a site will definitely be delivered.

3.

At the 2017 monitoring point it is also worth noting that some 9,424 dwellings54 in
the PPA (Table PPA4) already has planning consent. This in itself represents
planning consent attained for 50% of the housing requirement in the PPA or 62%
of the housing requirement when including dwellings already completed in the
period 2014-17.

4.

The mix of sites in the PPA in terms of the range of supply sources/categories
also contributes to the flexibility of the trajectory. Figures 1a and 1b demonstrate
that supply over time is not dependent on a single supply category. This mix in
itself contributes to the inherent flexibility of the trajectory.

From a combination of commitments and JLP allocations
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Figure 1a Housing supply by supply source and development status
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by supply source by development status
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Figure 1b Housing supply by development status and supply source
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5.

The JLP Councils’ forecast of housing delivery in the PPA is supported by the
evidence regarding the level of agreement with the main developers and agents
about the PPA site trajectories (see TP3H) agreement. This evidence identifies
sites forecast for delivery in years 6-10. On some of these sites, the developers/
landowners consider that delivery could come forward earlier. Whilst the JLP
Councils’ PPA trajectory does not rely on this, such sites could add to flexibility of
supply by coming forward earlier were other PPA sites not to deliver as forecast.

6.

The JLP does not allocate contingent reserve sites to be brought forward, or
trigger mechanisms to release such sites for development. The plan already
allocates sufficient sites to provide ‘headroom’ at an appropriate level of
confidence and degree of flexibility in the supply figures. It is not necessary to
make further provision.

7.

There is no general phasing policy in JLP to restrict timing of development sites
coming forward. So if a site is not delivered when predicted in the trajectory,
other sites currently shown later in the forecast could be brought forward to meet
need, unless specific policy requirements preclude this55.

8.

The JLP provides the policy context for the Councils to determine windfall
development proposals. The trajectory includes a forecast of delivery from small,
non-garden land windfalls which adds to flexibility.

9.

The PPA trajectory doesn’t include a forecast of future large windfall
developments permitted after March 2017 because the JLP makes sufficient
provision and therefore it is not necessary to include this supply category at this
time. Nevertheless, such sites continue to come forward and it is reasonable to
expect them to add to supply in the plan period. They will add to the forecast
supply in PPA. Such sites would add to supply and to the level of flexibility
already provided by the trajectory. Some of these may be sites that were
assessed for SHLAA purposes as sites with constraints or unviable where those
matters might be overcome in the future or which had been unavailable but
which may come forward through future SHLAA updates and become available.
The emerging Brownfield Register may be another tool to bring forward consents
on qualifying opportunity sites in between plan review.

10. The commitment to review the JLP at least every 5 years from adoption is set out
in JLP Paragraphs 1.22 and 7.28 Plan-making is the appropriate process for
introducing changes to supply as part of the development plan. This is part of the
management mechanism that enables delivery of housing supply to meet
housing need, Regulations have been published to prescribe the time period for
review of local development documents56

55

With regard to PY44 Woolwell, there is a link to infrastructure provision which affects timing of delivery.
THE TOWN AND COUNTRY PLANNING (LOCAL PLANNING) (ENGLAND) (AMENDMENT) REGULATIONS 2017
2017 No. 1244 – Regulation 4 (Amendment of Regulation 10A) “in respect of a local plan, the review must
56

be completed every five years, starting from the date of adoption of the local plan.”
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A6.69 Maintaining supply does not mean that the whole requirement must be delivered
early in the plan period (although the PPA trajectory provides evidence
demonstrating that delivery rates in PPA are forecast to rise substantially in the
immediate future from that achieved in recent years57 and demonstrates that the
plan is boosting supply). Nor does it mean the annualised figure must be delivered
each year. Any supply surplus compared to cumulative targets can be taken into
account when considering the 5 year housing land supply for the next 5 years.
A6.70 Demonstrating a 5 year housing land supply is a policy approach in NPPF
paragraphs 47 and 49 for maintaining housing supply. Graph PPA3 illustrates the
‘Rolling 5 year housing land supply’ analysis for the PPA (TP3F). This is based on
Table PPA6 (TP3F) and shows the 5 YLS position at every year in the trajectory. For
each year over the plan period it compares forecast housing delivery against the
forecast targets for the next 5 years derived from Policy SPT3, and is based on the
2017 Monitoring point evidence from Tables PPA1 and PPA2.
A6.71 This evidence demonstrates that the JLP results in a robust supply position in the
PPA, with a continuous supply being maintained over the plan period. That is, both at
the point of adoption, and into the future. The graph shows that there is more than 5
years land supply in this Policy Area for all forecast years from 2017/18 to the point
when the minimum target is achieved in 2031/32. The point of adoption is likely to be
between the 2018 and 2019 monitoring points, where the trajectory forecasts a
supply in PPA of 5.3 and 5.4 years respectively based on a 20% buffer. Supply
would be 6.1 and 6.2 years respectively with a 5% buffer. This is a healthy supply
position. It is also a sign of sufficient flexibility this early in the plan period.

2. Maintaining Supply in the Thriving Towns and Villages Policy Area
A6.72 Supply over the plan period. The TP3G evidence demonstrates that supply can be
maintained over the plan period. Graphs TTV2 (2a) and (2b) illustrate the ‘Plan
Monitor Manage’ analysis of supply. They are based on the evidence of the
combined completions totals across the policy area forecast for each year over the
plan period. That evidence is set out in Table TTV2 (TP3G). The three analyses in
this table provide demonstrate that supply is maintained. The graphs illustrate the
trajectory and those analyses, whereby maintaining supply means that:
a. Plan The forecast supply in TTVPA (illustrated by the purple bars in graph TTV2a) is
above the annualised target of 385 pa (the green Plan line) in every year from
2015/16 until 2027/8. At 2027/28 the minimum target is met. Delivery continues after
that point, albeit at a lower rate. This provides a high level of flexibility. Even if supply
is not delivered as quickly as forecast, with a 21% ‘headroom’ there are still
reasonable prospects that the target will be achieved by the end of the plan period, or
earlier from the supply sources identified at the 2017 Monitoring Point.
b. Plan The forecast future supply in TTVPA illustrated by the purple bars in Graph
TTV2a also shows that supply is ‘front loaded’. That is, after the March 2017
Monitoring Point, there is a higher annual supply earlier in plan period notably in
57

Due in no small part to Plymouth’s record of intervention and housing delivery outcomes addressing housing
need and market failings.
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2020/21 and 2021/22, compared to supply towards the end of the plan period. This is
consistent with the NPPF objective to significantly to boost supply. Early delivery is
supported by robust evidence in TP3I, which has been informed by evidence
provided by developers about their intentions to submit planning applications in 2018
and for swift site starts. Front-loading is another indicator of flexibility. Early delivery
reduces the risk of not achieving the target by 2034. The TTVPA does not depend on
a high percentage of supply delivery much later in the plan period.
c. Monitor A surplus supply position is forecast over the whole plan period in the
TTVPA. There are no years since 2014 when cumulative supply was or is forecast to
be less than the cumulative target. This is evidenced in Table TTV2, which shows the
forecast cumulative completions, and the cumulative target at each year. The
forecast of delivery for each year, illustrated by the red Monitor line in Graph TTV2b,
is therefore above the X axis for all years after 2014/15. This also means there is no
shortfall (backlog) at any time that would need to be met in future years. This is
additional evidence that forecast supply can be maintained and the requirement
delivered.
d. Manage Graph TTV2a, based on Table TTV2, provides evidence that at this time
supply does not need to be brought forward from later in the plan period in the
TTVPA. The orange Manage line is not a ‘hockey stick’ shape. In fact, it is quite the
opposite. This means that at the end of the plan period the Manage line is below the
X axis and curves steeply downwards. This occurs because the requirement is
forecast to be met from supply delivered earlier in the plan period, and requirement is
met before the end of the plan period. It is proof that supply is not back loaded. It is
also evidence that there is sufficient flexibility if in future supply needs to be brought
forward, were delivery of some sites not to occur when forecast.
A6.73 The plan set out the approach to managing housing land supply.


JLP Paragraph 3.32 outlines the Housing Implementation Strategy whereby the LPAs
will undertake proactive actions to assist developers to bring sites forward as
effectively and efficiently as possible, from the supply sources already identified in
the trajectory. This approach enhances the flexibility of supply. The Housing
Implementation Strategy for the full range of housing describes how the JLP Councils
will maintain delivery of a five-year supply of housing land to meet their housing
target (NPPF para 47 4th Bullet Point). The Topic Paper on Governance and
Implementation (January 2018) identifies the mechanisms for collaborative working
by the JLP Councils to undertake the proactive actions in that Strategy.



Ample site allocation provision is made within TTV Policy Area by the site allocation
policies in the JLP. This provision of about 5,400 dwellings with range of sites
(locations and size) consistent with the JLP spatial strategy, and to provide greater
certainty of policy intention. This supply category is equivalent to 70% of target; and
to 57% of supply. This overall level allocation is a major reason why forecast overall
supply is sufficient. It is an effective way to manage risk. In the event that some sites
don’t come forward there is sufficient provision identified. The Councils consider
their forecasts to be robust but acknowledge that it is not possible to guarantee that a
site will definitely be delivered.



The mix of sites in the TTVPA in terms of the range of supply sources also
contributes to the flexibility of the trajectory with supply in TTVPA coming from the
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range of supply categories. Figures 2a and 2b demonstrates that supply is not
dependent on a single supply category. This mix in itself contributes to the inherent
flexibility of the trajectory.
Figure 2a Housing supply by supply source and development status

TTVPA - Housing supply 2014 to 2034
by supply source by development status
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Figure 2b Housing supply by development status and by supply source
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Source TP3G – Table 3


The JLP does not allocate contingent reserve sites to be brought forward, or trigger
mechanisms to release such sites for development. The plan already allocates
sufficient sites to provide ‘headroom’ at an appropriate level of confidence and
degree of flexibility in the supply figures. It is not necessary to make further provision.



There is no phasing policy in JLP to restrict timing of development sites in the
Thriving Towns and Villages Policy Area coming forward. So if a site is not delivered
when predicted in the trajectory, other sites currently shown later in the forecast
could be brought forward to meet need. These could include sites that were forecast
for delivery later in the plan period in order for the combined trajectory at a settlement
to be realistic (TP3I).



The JLP provides the policy context for the Councils to determine windfall
development proposals. The trajectory includes a forecast of delivery from small,
non-garden land windfalls which adds to flexibility. The TTVPA trajectory doesn’t
include a forecast of future large windfall developments permitted after March 2017
because the JLP makes sufficient provision and therefore it is not necessary to
include this supply category at this time. Nevertheless, such sites continue to come
forward and it is reasonable to expect them to add to supply in the plan period. They
will add to the forecast supply in TTVPA. For example, planning application
2821/17/FUL for the conversion of Fort Bovisand, including 81 dwellings, was
approved with conditions by South Hams DC Development Management Committee
on 29 November 2017. Such sites add to supply and to the level of flexibility already
provided by the trajectory. Some of these may be sites that were assessed for
SHLAA purposes as sites with constraints or unviable where those matters might be
overcome in the future or which had been unavailable but which may come forward
through future SHLAA updates and become available. The emerging Brownfield
Register may be another tool to bring forward consents on qualifying opportunity
sites in between plan review.



The mechanism for managing supply from the Sustainable Villages (Neighbourhood
Plan) supply category is set out in Submission JLP paragraph 5.157. TP3(rev)
paragraphs 7.72 to 7.80 - explains why this approach is an appropriate way to
manage supply and provides flexibility.



Commitment to review at least once every 5 years from adoption is set out in JLP
Paragraphs 1.22 and 7.28. Plan-making is the appropriate process for introducing
changes to supply as part of the development plan. This is part of the management
mechanism that enables delivery of housing supply to meet housing need.

A6.74 Maintaining supply does not mean that the whole requirement must be delivered
early in the plan period (although our the trajectories provide evidence demonstrating
that delivery rates in TTVPA are forecast to rise from now to a peak in 2020/21 and
2021/22 and demonstrates that the plan is boosting supply). Nor does it mean that
the annualised figure must be delivered each year. Any supply surplus compared to
cumulative targets can be taken into account when considering the 5 year housing
land supply for the next 5 years.
A6.75 Demonstrating a 5 year housing land supply is a policy approach in NPPF
paragraphs 47 and 49 for maintaining housing supply. Graph TTV3 illustrates the
‘Rolling 5 year housing land supply’ analysis for the TTVPA (TP3G). This is based on
Table TTV3 (TP3G) and shows the 5 YLS position at every year in the trajectory. For
each year over the plan period it compares forecast housing delivery against the
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forecast targets for the next 5 years derived from Policy SPT3, and is based on the
2017 Monitoring point evidence from Table TTV2.
A6.76 This evidence demonstrates that the JLP results in a robust supply position in the
TTVPA, with a continuous supply being maintained over the plan period. That is, both
at the point of adoption, and into the future. The graph shows that there is more than
5 years land supply in this Policy Area for all forecast years from 2014/15 to the point
when the minimum target is achieved in 2027/28. The point of adoption is likely to be
between the 2018 and 2019 monitoring points, where the trajectory forecasts a
supply in TTVPA of 8.2 and 8.5 years respectively based on a 20% buffer. Supply
would be 9.3 and 9.9 years respectively with a 5% buffer. This is a very healthy
supply position. It is also a sign of considerable flexibility this early in the plan period.
A6.77 The evidence in TP3I demonstrates there is no backlog of supply delivery in TTVPA
at any time after the 2017 monitoring point. So it is not necessary to consider
whether to apply a ‘Sedgefield’ or ‘Liverpool’ approach to resolving a backlog.
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Appendix 7.1
A7.

SOURCES OF HOUSING SUPPLY (2017 Monitoring Point)
Delivery from completions 2014-2017

A7.1

Completions are dwellings built 1 April 2014 to 31 March 2017. The three Local
Planning Authorities have drawn on their monitoring of development over these
years. The authorities capture and record information in different ways but when
compiled this enables the net completions data to be provided, which can be
compared against the net housing provision targets.

A7.2

In the Plymouth Policy Area trajectories, the completions for the individual sites are
shown as gross (ie without demolitions having been deducted) but the summary table
below the site lists has a separate line for demolitions. Consequently this is
deducted from the completions to give the net total forecast supply for each year
which is used for the Plan-Monitor-Manage table and calculations, and for the rolling
5 year housing land supply table and calculations.

A7.3

In the Thriving Towns and Villages Policy Area, the completions for the individual
large sites and for the aggregated small sites are net completions (ie demolitions
have already been deducted. Therefore there is no separate row for demolitions in
the summary table for this Policy Area.

A7.4

Small sites, including small conversions for the Plymouth Policy Area and the
Thriving Towns and Villages Policy Area are listed in the tables in Appendix 7.1a and
Appendix 7.1b respectively and the summations for small sites commitments and
completions are included in the separate trajectories (March 2017 Monitoring Point)
for the two Policy Areas. (TP3E, TPF3F and TP3G).
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7.1

a) Plymouth City Small sites – Dwelling Completions 2014/15 to 2016/17
Planning
Application
Number

Gross No of Dwellings
completions 2016-17

Old Priory Market Road

09/00186/FUL

1

3 Woodford Avenue

12/02176/FUL

1

21 Radford Road

08/01707/FUL

3

241 Embankment Road

11/01029/FUL

2

9-10 Ermington Terrace

14/01685/FUL

1

7 Marlborough Street

15/01426/FUL

2

Flat 1 & 2 Braidwood Terrace Lane, 134
North Hill

15/01624/FUL

2

66 Ganges Road

15/00929/FUL

2

120 Grenville Road

14/01104/FUL

1

54 Whittington Street

16/01138/FUL

1

13 Deptford Place

15/02227/FUL

1

11 Rosebery Lane

13/00991/FUL

1

1 Quaker Lane

14/02253/FUL

6

72 Normandy Way

15/02238/FUL

1

56 Durnford Street

15/00278/FUL
16/00727/FUL

4

12 The Crescent

14/01480/FUL

8

54 Glendower Road

16/01018/FUL

1

Drake

15/00190/FUL

1

Efford & Lipson

14/02400/FUL

1

Compton

15/02209/FUL

1

St Budeaux

08/00358/FUL

1

Honicknowle

15/00141/FUL

1

43 POWISLAND DRIVE

Budshead

15/00038/FUL

1

FURSDON HOUSE, BLUNTS LANE

Moor View

13/01076/FUL

1

14 GROSVENOR ROAD

Budshead

14/01177/FUL

1

Eggbuckland

15/01992/FUL

1

LAND IN CURTILAGES OF 99 AND 97
WOODFORD AVENUE

Plympton St Mary

14/01794/FUL

1

128A LYNWOOD AVENUE

Plympton St Mary

14/01827/REM

1

1 FARM CLOSE

Plympton St Mary

15/00715/FUL

1

Plymstock Dunstone

14/01942/FUL

1

SITE OFF BURROW HILL

Plymstock Radford

13/02156/FUL

1

111 CHURCH ROAD

Plymstock Radford

11/00046/FUL

1

Plymstock Radford

14/00842/FUL

1

Honicknowle

15/02048/FUL

2

Plympton St Mary

15/01347/FUL

2

Plympton Erle

13/00546/REM

2

Plymstock Dunstone

14/01749/FUL

1

Site

3 WOODLAND TERRACE, GREENBANK
ROAD
LAND REAR OF 11-13 QUEENS ROAD
13 Carlton Close
LAND R/O 88 NORMANDY WAY
(FORMER BRITISH LEGION CAR PARK)
LAND TO REAR OF 127 CROWNHILL
ROAD

PLOT 2 SHIRBURN ROAD

LAND TO REAR OF 74A SHERFORD
ROAD

SITE ADJ. (NORTH OF) 78 RADFORD
PARK ROAD
RINGMORE WAY FAMILY CENTRE, 41
RINGMORE WAY
19 WREN GARDENS
LAND TO REAR OF 7-11 UNDERWOOD
ROAD
44 RESERVOIR ROAD

Ward
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Site
27 HAYE ROAD
PARKVIEW HOUSE, TRELAWNEY
LANE
ALLENBY ROAD
2 RIDGE PARK

Ward

Planning
Application
Number

Gross No of Dwellings
completions 2016-17

Plymstock Dunstone

13/01525/FUL

2

Peverell

14/02278/FUL

3

Ham

15/01333/FUL

4

Plympton St Mary

10/00856/FUL

1

TOTAL

71
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Planning Application
Number

Gross No of Dwellings
completions 2015-16

Eggbuckland

12/01544/FUL

2

Moor View

09/01591/FUL

2

Peverell

13/01275/FUL

1

106 DUNRAVEN DRIVE

Budshead

11/01191/FUL

1

442-448 TAVISTOCK ROAD

Moor View

13/02273/FUL

1

21 LITCHATON CRESCENT

Plympton St Mary

14/01388/FUL

1

LAND ADJACENT 4A BILLACOMBE
VILLAS

Plymstock Radford

15/00716/FUL

1

4 NETTLEHAYES

Plymstock Dunstone

12/00808/FUL

1

HELE ARMS, 34 MARKET ROAD

Plympton Erle

14/01558/FUL

4

16-18 LAUREL ROAD

Ham

14/02247/FUL

3

FORMER COMMERCIAL SITE,
WESLEY PLACE

Peverell

14/01384/FUL

2

1 COLERIDGE GARDENS

Efford & Lipson

14/00227/FUL

1

LAND TO REAR OF 69-73
MANNAMEAD ROAD

Compton

14/00416/FUL

1

3 WOODFORD ROAD

Moor View

11/01568/FUL

1

Moor View

13/00591/FUL

1

Moor View

13/00592/FUL

1

4 WOODLANDS LANE

Moor View

13/00082/FUL

1

44 MEADOW WAY

Plympton St Mary

12/01955/FUL

1

95 HOWARD ROAD

Plymstock Radford

12/01338/FUL

1

MEADOW HOUSE, HORN LANE

Plymstock Radford

13/00394/FUL

1

PLOT 1, THE OLD WHARF

Plymstock Radford

14/00415/FUL

1

8 MOLESWORTH ROAD

Plympton St Mary

14/01335/FUL

2

213 EMBANKMENT ROAD

Sutton & Mount Gould

13/01296/FUL

1

41 STATION ROAD

Devonport

12/01850/FUL

1

EVOLUTION COVE, DURNFORD
STREET

St Peter & The
Waterfront

14/00711/FUL

2

28 EXMOUTH ROAD

Stoke

14/01000/FUL

2

10 WILDERNESS ROAD

Peverell

04/01814/FUL

3

330 WOLSELEY ROAD

Ham

15/00755/FUL

1

44 RESERVOIR ROAD

Plymstock Dunstone

14/01749/FUL

1

Site
33 WHITLEIGH VILLAS AND
ADJACENT LAND
LAND BETWEEN 25 AND 29
FRENSHAM AVENUE
SITE OF FORMER PLYMOUTH
COLLEGE, HARTLEY ROAD

PLOT 2 LAND ADJ TO 334
TAVISTOCK ROAD
PLOT 3 LAND ADJ TO 334
TAVISTOCK ROAD

Ward

TOTAL

42
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Site

Ward

NORMANDY HILL

St Budeaux

24 PORTWAY CLOSE

Plymstock Dunstone

LAKE HOUSE, 78 RADFORD PARK ROAD

Plymstock Radford

THORPE,15 ROCKY PARK ROAD

Plymstock Radford

25 COLTNESS ROAD

Plymstock Dunstone

42 REGENT STREET

St Peter & The
Waterfront

DURSTON HOUSE, LONGLANDS ROAD

Plymstock Radford

ACACIA, BECKHAM PLACE

Compton

PLOT 1 LAND ADJ TO 334 TAVISTOCK ROAD

Moor View

19 WESTWOOD AVENUE

Moor View

1 ELFORD CRESCENT

Plympton St Mary

39 MERAFIELD ROAD

Plympton Erle

80 BILLACOMBE ROAD

Plymstock Radford

57 SHERFORD ROAD

Plymstock Dunstone

8 BURROW HILL

Plymstock Radford

29 COLTNESS ROAD

Plymstock Dunstone

2 LILAC CLOSE

Plymstock Radford

67 RIDGEWAY

Plympton St Mary

182 DEVONPORT ROAD
STOPFORD ARMS,172 DEVONPORT ROAD
143 DOWNFIELD DRIVE
11 ARCHER TERRACE
3 WOODLAND TERRACE
70 to 72 PEVERELL PARK ROAD
8 ALEXANDRA ROAD
151 RIDGEWAY
212 OLD LAIRA ROAD
THAI PALACE, 3 ELLIOT STREET
18 CROMWELL ROAD

Planning Application
Number
11/01572/FUL
08/01264/FUL
11/00779/FUL
09/01337/FUL
10/00776/REM
11/00937/FUL
12/01894/FUL
12/02165/FUL
13/00590/FUL
14/00575/FUL
12/00998/FUL
13/00415/REM
14/00663/FUL
12/00347/FUL
11/01548/FUL
13/00247/FUL
13/02311/FUL
13/01563/FUL

Stoke

07/02309/FUL

Stoke

13/00676/FUL

Plympton
Chaddlewood
St Peter & The
Waterfront
Drake

13/00188/FUL

Peverell

14/00063/FUL

Stoke

No planning history

Plympton St Mary

14/01378/FUL

Efford & Lipson

06/00124/FUL

St Peter & The
Waterfront
Sutton & Mount Gould

14/00951/FUL

13/02332/FUL
13/01769/GPD

TOTAL

14/00392/FUL

Gross No of Dwellings
completions 2014-15
4
1
1
1
3
2
2
1
1
1
1
1
1
1
1
1
1
1
3
1
1
1
4
2
4
1
2
1
1
46
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7.1b) South Hams Small sites - Dwelling Completions 2014/15 to 2016/17
Windfall
Site
(Y/N)

Previous Use

Y

Residential Garden

Y

Former curtilage of
shop

Y

Commercial

Garden
Land
Site
(Y/N)
Y
N
N

Parish

Bickleigh

N

Brixton

Y

Garage

N

Charleton

Y

Offices

N

Dartmouth

Y

Residential

N

Dartmouth

Y

Y

Residential garden
Workshop/Store

Agricultural

Y

Diptford

N

Halwell &
Moreleigh

N

Residential garden

Y

Ivybridge

Y

Paddock

N

Ivybridge

Y

Retail

N

Kingsbridge

Y

Residential garden
Warehouse

Y
N

1

Demolition of existing commercial building and
replacement with two bedroom bungalow

1

Outline application (with all matters reserved) for
provision of an agricultural dwelling
(resubmission of 07/1072/13/O)

1

Erection of 4 bedroom, low carbon footprint
house

1

Retrospective amendments to planning approval
14/1756/13/F for new dwelling

1

14 Newcomen Road, Dartmouth,
TQ6 9BN

Change of use of rear of ground floor from
ancillary office area to residential apartment

1

1

2 Mount Boone, Dartmouth,
TQ6 9PB

04/03/2014

1

Green Acre, Diptford, Nr Totnes,
Devon, TQ9 7NU

Retrospective application for amendments to
approval 15/2001/11/F
Approval of reserved matters following outline
approval 17/1533/12/O for erection of new
dwelling house

20/02/2015

1

The Platt, Moreleigh, TQ9 7JJ

Erection of detached dwelling with continued
use of existing workshop/store and garage

1

Change of use of redundant barn to 2no.
dwellings, erection of garages, additional access
and associated alterations

2

Construction of 2 detached dwellings with
garages and car parking and formation of
vehicle access to Woodland Road

2

21/12/2016

1

05/2557/13/F

12/09/2014

2

05/1325/15/F

21/12/ 2015

1

07/2753/13/O

21/02/2014

1

09/0706/15/F

06/08/2015

1

14/0111/15/F

27/04/2015

1

15/0659/15/CU

29/04/2015

3

15/1410/14/F
15/2001/11/F

14/07/2014

17/2955/13/RM
22/1531/14/F

Kingsbridge
Kingsbridge

Address
The Beeches Bickleigh Down
Road Roborough PL6 7AD
Land adjacent to Holywell Stores,
St Ann's Chapel, Bigbury,
TQ7 4HQ
Development Site At Sx 672 471
The Old Vineyard Easton
Kingsbridge TQ7 4AN
South Barton Farm, Brixton,
Plymouth, PL8 2DF
The Pheasantry West Charleton
Kingsbridge Devon TQ7 2AB
Development site at land adjacent
Chacegrove, Cott Lane,
Dartington

27/1159/15/F

01/10/2015

2

Proposed Development Site At
Sx 624 562 Woodland Barn
Woodland Farm Ivybridge
PL21 9HG

27/3169/14/F

26/06/2015

2

Woodland Farm, Woodland
Road, Ivybridge, PL21 9HG

27/1758/11/F

6/10/2011

3

28/0808/15/F

25/06/2015

2

28/0851/13/F

04/06/2013

28/1068/12/F

30/08/2012

Ivybridge

Y

Y

Two new dwellings with associated parking and
garages

2652/16/FUL

Dartington

Y

Y

1

Number
of Units

Bigbury

Agricultural

Residential Garden

Erection of a two story single dwelling

Date Granted

Bigbury

Y

Y

Description

Net
Number of
Dwellings
Completed
2016-17

Planning
Application
Number

172

1
1

1 Torrhill Cottages Godwell Lane,
Ivybridge
Kings Market, Fore Street,
Kingsbridge, TQ7 1PR

erection of three detached dwellings

1

Change of use from retail to 2no. residential
dwellings and alterations

2

1

Development Plot, 2 Manor Park,
Kingsbridge

Amendments to approved application
28/0367/09/F for erection of 2 storey dwelling

1

1

11 Belle Vue Road, Kingsbridge

Demolition of existing redundant warehouse and
erection of single dwelling

1
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Windfall
Site
(Y/N)

Y
Y

Previous Use

Restaurant
Office/
ancillary space to
shop/office

Garden
Land
Site
(Y/N)

N
N

Parish

N

Kingswear

Y

Residential

N

Kingswear

Y

Agricultural

N

Lodiswell

Y

Residential garden

Y

Residential garden

Y

Residential
dwelling

Y

Residential
dwelling

N

Nurseries

Modbury

1

61A Fore Street, Kingsbridge
TQ7 1PG

28/1552/14/F

19/05/2016

1

85a 87 & 87a Fore Street
Kingsbridge

30/3215/14/RM

11/02/2015

1

30/1618/07/F

05/09/2007

2

32/0396/09/F

22/04/2009

3

Higher Yanston, Loddiswell

1

Proposed Barn Conversion At
Sx 671 512 The Barn Larkbarrow
Modbury Ivybridge PL21 0SA

35/1349/15/
AGDPA

31/07/2015

Land at Nethway, Woodhuish
Farm, Kingswear, Dartmouth,
TQ6 0EF
Montpelier, Lower Contour Road,
Kingswear

Development site at Little
Beacon, Middle Leigh, Newton
Ferrers, Plymouth, PL8 1DS
Proposed new dwelling at
SX 548 480 Orchard Brook,
21 Yealm Road, Newton Ferrers

Retrospective change of use of rear section
(ground and first floors) to create residential
dwelling
Approval of reserved matters following outline
planning consent 30/1420/13/O for provision of
agricultural dwelling
Subdivision of dwelling to form an additional
dwelling
conversion of barns to dwellings and
replacement of farmhouse

1
1
1
1

Prior approval for proposed change of use of
agricultural building to dwelling house and for
associated operational development

1

Erection of 1no. bungalow with 2no. bedrooms
in roofspace and associated works

1

Construction of new three bedroom dwelling
with 4th bed/study

1

1

Y

37/3141/14/F

04/02/2015

1

Y

Newton and
Noss

41/0750/15/F

08/10/2015

2

Meriden St Dunstans Road
Salcombe Devon TQ8 8AR

READVERTISEMENT (Revised Plans
Received) Demolition of existing dwelling and
rebuild 2no. new houses

1

41/0093/15/F

28/04/2015

2

Whispers, Raleigh Road,
Salcombe, TQ8 8AY

Demolition of existing dwelling and erection of
two semi-detached dwellings

1

1

Kimberley Nurseries, Slapton,
Kingsbridge TQ7 2QT

Outline planning permission with all matters
reserved for construction of horticultural workers
dwelling.

1

Conversion of redundant store building into
2no.1 bed dwelling units

2

Erection of horticultural dwelling

1

Conversion of barn to dwelling

1

Alterations to approval 51/1697/08/F for 9no.
residential apartments

9

Alterations to existing building and related works
to divide property into two independent units

1

N
N

Salcombe
Salcombe

N

Y

Horticulture

N

Staverton

Y

Agricultural

N

Staverton

N
N

01/05/2013

Salcombe

Sparkwell

Y

1

04/05/2011

18/03/2015

N

Residential
dwelling

Change of use of first floor from restaurant to
residential use. Construction of additional (third)
storey with pitched roof to provide second floor
of residential accommodation and associated
external works

37/0144/15/F

Storage

Nursing home

Description

Newton and
Noss

Y

Y

Address

28/0679/11/F

44/0415/13/O
Y

Number
of Units

Kingsbridge

Agricultural

Agricultural

Date Granted

Net
Number of
Dwellings
Completed
2016-17

Kingsbridge

Y

Y

Planning
Application
Number

49/0776/15/F

03/08/2015

2

50/1219/13/F

15/07/2013

1

50/2646/14/F

09/02/2015

1

51/1437/14/F

10/12/2014

9

51/0088/14/F

07/02/2014

2

Stoke Fleming
Stoke Fleming

173

Proposed Development Site At
Sx 5983 5575
Rear Of Lee Mill Inn
New Park Road
Lee Mill Bridge
Tweenaway, Moothill Cross,
Staverton, Totnes
Baddaford Barn, Baddaford Farm,
Ashburton, Newton Abbot
Windward Nursing Home,
Dartmouth Road, Stoke Fleming,
Dartmouth, TQ6 0QS
Blackpool House, Blackpool
Sands, Dartmouth, TQ6 0RG
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Windfall
Site
(Y/N)

Previous Use

Garden
Land
Site
(Y/N)

Parish

Y

Agricultural

N

Stoke Fleming

Y

Residential Garden

Y

Stoke Gabriel

Y
Y

Paddock
Agricultural

N
N

Residential Garden

Y

Thurlestone

N

Totnes

Y

Parking/courtyard

N

Totnes

Y

Residential garden

Y

Totnes

1

Erection of 3no. bedroom chalet bungalow with
detached garage

1

West Buckland Farm Barns, West
Buckland, Kingsbridge TQ7 3AH

Conversion of barns and associated works to
form 1 residential unit and 1 ancillary/holiday
unit

1

1

Land adjacent to Weir Nook,
Weirfields, Totnes (Outline
approval 56/1978/14/O)

Erection of 1no. dwelling on land adjacent to
Weir Nook

1

Redlands Bridgetown Hill Totnes
Devon TQ9 5BN

Retrospective application for demolition of
vacant buildings and erection of 4 dwellings and
garages (resubmission of approval
56/0225/14/F)

4

Extension to dwelling to create new dwelling

1

Erection of zero-carbon dwelling

1

Erection of single residential dwelling, enlarging
existing gate to form vehicle access and works
to existing boundary wall (resubmission of
56/3004/13/F)

1

Proposed new three bedroom dwelling house
and new vehicular access

1

Change of use from office (B1) to residential
accommodation

1

Proposed detached 3 bedroom dwelling with
integral garages and 2 parking spaces

1

Conversion of garage to dwelling house
(resubmission of 58/1493/14/F)

1

READVERTISEMENT: Proposed construction of
detached dwelling, improvement to existing
vehicle access and site landscaping

1

Erection of single dwelling

1

Conversion of barn to single dwelling

1

13/05/2015

1

52/1891/10/F

13/10/2010

1

54/1848/15/F

23/10/2015

1

55/2585/13/F
55/0540/14/F

16/04/2014

2

28/01/2016

56/1509/15/F

03/09/2015

4

56/0922/09/F

14/07/2009

1

56/0997/14/F

11/09/2014

1

56/1465/14/F

Y

New detached bungalow

51/0637/15/F

Totnes

Healthcare

Y

1

Number
of Units

Strete

Y

Burgage plot –
effectively garden

Conversion of barns to single dwelling

Date Granted

2621/15/FUL
Y

Description

Net
Number of
Dwellings
Completed
2016-17

Planning
Application
Number

04/09/2016

1

Totnes

Y

Garden

Y

Totnes

Y

Office

N

Totnes

Y

Casual parking/
garage

N

Totnes

Y

Garage

N

Wembury

Y

Garden

Y

Wembury

Y

Agricultural

N

Wembury

Y

Agricultural

N

Yealmpton

56/2502/15/F

15/01/2016

1

56/0311/13/F

18/03/2013

1

56/2221/11/F

13/01/12

1

58/2557/14/F

23/12/2014

1

58/2060/13/F

24/01/2014

1

58/2330/14/F

06/11/2014

1

62/0058/07/F

1

TOTAL

Address
Proposed barn conversion at SX
833 510, Bugford, Dartmouth,
TQ6 0LT
Holly Cottage, Hoyle Lane, Stoke
Gabriel
Development Site At Sx 837 468
Adjacent To The Crest Hynetown
Road Strete TQ6 0RS

Land adj. 1 Old Coach House
Mews, Bridgetown
Rear of 11 Leechwell Street,
Totnes, TQ9 5SX
Burgage House, Victoria Street,
Totnes, TQ9 5EG (aka rear of 46
Fore Street)
Proposed Development Site At
Sx 800 609 Quarrenden
Weirfields Totnes TQ9 5JS
46 Fore Street, Totnes, Devon,
TQ9 5RP
The Sidings,
Land opposite 1 Argyle Terrace,
Totnes, Devon, TQ9 5JH
Ivy Lodge, Down Thomas,
Wembury, PL9 0AQ
Seasons, Renney Road,
Heybrook Bay, Plymouth,
PL9 0BD
South Barton Farm, Veasy Park,
Wembury, Plymouth, PL9 0ES
Barn known as Traphouse,
Higher Torr Farm, Torr

63
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Windfall
Site
(Y/N)

Previous Use

Garden
Land
Site
(Y/N)

Parish

Planning
Application
Number

Date
Granted

Number
of Units

Address

Description

Net Number
of Dwellings
Completed
2015/16

Y

Agricultural

N

Bickleigh

04/2028/14/F

30-Sep-14

1

Maristow Barton, Roborough,
Plymouth PL6 7BZ

Y

Store

N

Bickleigh

04/1608/14/F

5-Aug-14

1

9 Tavistock Road, Roborough,
Plymouth, PL6 7BB

Conversion of three agricultural buildings into
single dwelling for Gamekeeper. Construction of
staircase link between two buildings
(resubmission of 04/1324/14/F)
Conversion and extension of attached store to
form residential dwelling

Y

garden

Y

Bickleigh

04/2010/12/F

07-Nov-12

1

The Old Post Office 24
Tavistock Road, Roborough

Erection of dwelling and detached garage in
garden

1

Y

pub

N

Bigbury

05/0227/11/F

06-May-11

4

Former Old Chapel Inn, St Anns
Chapel

Erection of a three terraced dwellings and a
single detached dwelling

1

Y

Holiday units

N

Bigbury

20/2104/13/F
20/1058/12/F

03-Jun-09

Beachdown Bungalows,
Challaborough, Kingsbridge,
TQ7 4HZ

Resubmission of 05/0386/08/F for removal of old
holiday units and replacement with new units

3

Y

disused quarry

N

Charleton

09/0790/09/F

13-Jul-09

1

Charleton

Amendments to planning consent 0887/04/F for
erection of new dwelling and integral garage

1

Y

Agricultural

N

Chivelstone

10/1553/04/F
10/0422/01/RM

24/09/2004

1

Coolings Farm, Westerpark, Top
and Bottom Flat, Town Road,
East Prawle, Devon

New Dwelling

1

Y

Residential

N

Dartington

14/2278/14/F

21-Jan-15

1

Lower Allerton Farmhouse,
Dartington, Totnes, TQ9 6DY

Retrospective conversion of existing annexe to
single new dwelling

1

Y

garden

Y

Dartington

14/1487/14/F

18-Aug-14

1

Land adjoining Hunters Moon
Barn, Sawpit Lane, Dartington,
TQ9 6EZ

Erection of single dwelling

1

Y

Holiday units

N

Dartmouth

15/2474/14/F

5-Dec-14

4

Townstal Farm House Cottage,
Townstal Road, Dartmouth,
TQ6 9HY

Change of use from 8 bed guest house annex to
four residential units with associated external
alterations

4

Y

retail/office

N

Dartmouth

15/0659/15/CU

29-Apr-15

3

14 Newcomen Road,
Dartmouth, TQ6 9BN

Change of use of rear of ground floor from
ancillary office area to residential apartment

2

11

Droridge Barn Droridge Lane
1
Dartington Devon TQ9 6JG

Y

Studio

N

Dartmouth

2789/15/CLE

Y

Agricultural

N

Diptford

17/2462/15/AGD
PA

8-Dec-15

Y

Agricultural

N

Diptford

23/1499/12/O

18-Dec-15

The Barns Murtwell Farm
Diptford Totnes TQ9 7NQ

Y

Agricultural

N

Diptford

23/2461/15/
AGDPA

8-Dec-15

Horner Barn At Sx 7658 5447
Diptford Totnes TQ9 7LB

26-Jan-16

1

175

Springfield Farm Moreleigh
Totnes Devon TQ9 7JR

Lawful development certificate for existing use of
the Studio as a separate dwelling including the
small porch/seating area addition
(resubmission of 14/2185/15/CLE)
Prior approval for proposed change of use of
agricultural building to 2no. dwelling house
(Class C3) (Class Q)
Prior approval for proposed change of use of
agricultural building to 2no. dwelling houses
(Class C3) (Class Q)
Prior approval for proposed change of use of
agricultural building to dwelling house (Class
C3) (Class Q)

1

1

1

1
2
1
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Windfall
Site
(Y/N)
Y

Previous Use

Garden
Land
Site
(Y/N)

Agricultural

N

Parish

Planning
Application
Number

Date
Granted

Number
of Units

Address

Diptford

19/1939/15/
AGDPA

5-Aug-15

1

Horner Barn At Sx 769 548
Halwell Totnes Devon
Flear Barn At Sx 7652 4724
East Allington Totnes Devon
TQ9 7RF

Description
Prior approval for a proposed change of use of
agricultural building to a dwelling house (C3)
and associated operational development
Prior approval for proposed change of use of
agricultural building to dwelling house (Class
C3) and associated operational development
(Class Q)
Prior approval of proposed change of use of
agricultural building to dwelling house and
associated operational development
Resubmission of 22/1456/09/F for alterations
and extensions of conversion to two dwellings

Net Number
of Dwellings
Completed
2015/16
1

Y

Agricultural

N

East Allington

23/1540/15/F

14-Oct-15

1

Y

Agricultural

N

East Allington

17/1576/15/
AGDPA

14-Jul-15

1

Y

single dwelling

N

Halwell &
Moreleigh

22/0612/10/F

14-May-10

2

Y

Workshop/store

Y

Halwell &
Moreleigh

22/1531/14/F

20-Feb-15

1

The Platt, Moreleigh, TQ9 7JJ

Y

Agricultural

N

Harberton

23/1499/12/O

09-Oct-12

0

Daynes Farm, Harberton

Y

Agricultural

N

Harberton

23/1988/14/
AGDPA

24-Sep-14

1

The Orchard, Ashridge Lane,
Tigley, Totnes, TQ9 6EW

Y

Agricultural

N

Harberton

17/2416/15/
AGDPA

10-Dec-15

2

The Dutch Barn At Sx 767 601
Blakemore Farm Harberton
Totnes TQ9 6DN

Y

Residential

N

Harberton

17/2463/15/
AGDPA

21-Oct-15

1

Hernaford Cottage Hernaford
Harbertonford Totnes TQ9 7HY

Y

Residential

N

Kingsbridge

27/1165/15/F

2-Sep-15

1

Y

offices

N

Kingsbridge

28/2954/13/F

3-Feb-14

1

Y

old nursery and
dwelling

Y

Kingsbridge

28/2466/07/F
28/2241/13/VAR

11-Jan-08

2

The Old Nurseries, Plymouth
Road, Kingsbridge

Y

garden

Y

Kingswear

30/0176/14/F

6-Mar-14

1

Land adjacent Wingtor, Higher
Contour Road, Kingswear, TQ6
0DE

Erection of new dwelling

1

Y

garden

Y

Kingswear

30/0689/13/F

19-Apr-13

1

Raddicombe Heights, Hillhead,
Brixham, TQ5 0EQ

Full planning application for the erection of
residential dwelling.

1

Y

garden

Y

Kingswear

30/0732/07/F

09-Jun-08

1

Raddicombe Heights,
Raddicombe Lane, Hillhead

Erection of dwelling

1

176

Agricultural Building At Sx 778
492 The Haybarn Barnston
Farm East Allington Totnes
Crocadon Farm, Church Street,
Halwell

38 Langham Way Ivybridge
Devon PL21 9BY
17 The Old Malthouse,
Ebrington Street, Kingsbridge,
TQ7 1DE

Erection of detached dwelling with continued
use of existing workshop/store and garage
Outline planning application with all matters
reserved for provision of new agricultural
farmhouse (1258/13RM)
Prior approval for proposed change of use of
agricultural building to 1no. dwelling (use class
C3)
Prior approval for proposed change of use of
agricultural building to 2no. dwellinghouses
(Class C3) and for associated operational
development (Class Q)
Retrospective conversion of single dwelling to
two separate dwellings with associated
refurbishment works including erection of garage
Retrospective change of use of 'granny annexe'
to separate dwelling
Conversion of existing commercial property into
a single dwelling, to include a winter garden at
the upper level
Resubmission of application 28/1011/07/F for
demolition of property and erection of 2 no. new
dwellings

1

1
1
1

1
1

2

1
1
1

1
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Parish

Planning
Application
Number

Date
Granted

Number
of Units

Address

Description

Net Number
of Dwellings
Completed
2015/16

Y

Marldon

34/0485/14/F

08/04/2014

2

Occombe House, Preston Down
Road, Preston, TQ3 1RN

Proposed 2no. residential assisted living dormer
bungalows with ancillary parking and
landscaping

1

garden

Y

Newton & Noss

37/1748/13/F

13-Sep-13

1

80 Court Road, Newton Ferrers,
Plymouth PL8 1DA

Erection of single detached dwelling with
integral basement garage

1

Y

garden

Y

Newton & Noss

37/0224/12/F

16-Mar-12

1

Land adjacent to Yondercombe,
Noss Mayo

Erection of single dwelling

1

Y

single dwelling

N

Ringmore

40/1704/13/F

23-Sep-13

2

Rock Cottage, Ringmore,
Kingsbridge

Y

dwelling +garden

Y

Salcombe

41/3063/13/F

19-May-14

3

Treetops, St Dunstans Road,
Salcombe, TQ8 8AR

Y

vacant/agric

N

Shaugh Prior

42/0854/00/RM

21-Jul-00

2

Land adjacent to Montague
Terrace, Lee Moor

Erection of two dwellings and garages

1

Y

ancillary residential

N

South Huish

46/1327/12/F

26-Sep-12

1

Fairport, Beacon Reach, Grand
View Road, Hope Cove

Change of use from ancillary accommodation to
an independent residential dwelling

1

Conversion of redundant store building into
2no.1 bed dwelling units

2

New dwelling for horticultural workers

1

Previous Use

Garden
Land
Site
(Y/N)

Y

garden

Y

Windfall
Site
(Y/N)

Proposed Development Site At
Sx 5983 5575
Rear Of Lee Mill Inn
Lee Mill Bridge
The Lodge, Bugford Nursery,
Bugford, Dartmouth, Devon,
TQ6 0LT
Swallow Barns, Higher Well
Farm, Stoke Gabriel,

Full planning application for conversion of single
dwelling into two separate units of residential
accommodation.
Demolition of existing dwelling and replacement
with three apartments

1
2

Y

store building

N

Sparkwell

49/0776/15/F

3-Aug-15

2

Y

Horticultural

N

Stoke Fleming

51/1324/10/O

26-Aug-10

1

Y

Agricultural

N

Stoke Gabriel

52/1523/13/F

28-Nov-13

1

Y

residential/ garden

N

Stoke Gabriel

52/2038/08/F

12-Dec-08

1

4 Barn Park, Stoke Gabriel

Y

Agricultural

N

Stoke Gabriel

52/0099/08/F

16-Mar-08

1

Barn, Waddeton Court, Stoke
Road, Waddeton

Y

Agricultural

N

Stokenham

53/1674/06/F
53/2183/13/F

16-Jan-14

4

Barns East of Open Arms PH,
Chillington,Kingsbridg (aka adj
BalticCottage)

Y

Agricultural

N

Stokenham

53/0908/07/F

27-Jun-07

1

Barns at Lower Beeson Farm,
Beeson, Kingsbridge

Conversion of barns to residential use

1

New dwelling and garage Resubmission of
application 55/1157/07/RM

1

Conversion of 2no. 3 bed maisonettes into 4no.
1 bed self-contained flats

2

Y

Agricultural

N

Thurlestone

55/2137/07/RM

14-Dec-07

1

5 Whimbrels Edge, (Formerly
Plot 5 Leonards Close,
The Mead), Thurlestone,
Kingsbridge, Devon, TQ7 3BR

Y

Dwellings

N

Totnes

56/1515/15/F

9-Sep-15

4

Home Meadow Totnes Devon
TQ9 5XY
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Renewal of extant permission 52/0441/10/F for
conversion of barn to one dwelling.
Resubmission of application 52/2298/07/F for
extension and alterations to create additional
dwelling
Resubmission of planning application
52/2244/07/F for conversion of barn into estate
living accommodation
Conversion of barns to 4 dwellings
(Resubmission of planning ref 53/0994/13/F for
conversion of barns to four dwellings (part
retrospective application pursuant to planning
approval 53/1674/06/F))

1
1

1

1
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Parish

Planning
Application
Number

Date
Granted

Number
of Units

Address

Description

Net Number
of Dwellings
Completed
2015/16

N

Totnes

56/1481/12/F

14-Nov-12

2

33 High Street, Totnes

Existing flat to be divided into 2 separate flats

1

storage B8

N

Totnes

56/0710/07/F

17-Sep-07

1

The Studio Barn, Collins Road,
Totnes

Resubmission of application 56/2014/06/F for
conversion and extension to provide dwelling

1

Y

garden

Y

Totnes

56/2169/12/F

30-Nov-12

1

site adjacent to Jacada, South
Street, Totnes

Erection of two/three bedroom dwelling

1

Y

Agricultural

N

Ugborough

57/2311/14/
AGDPA

05/11/2014

1

Yeo Farm, Ermington Road,
Ivybridge PL21 0LF

Prior approval of proposed change of use of
agricultural building to a dwelling house (Use
class 3)

1

Y

Agricultural

N

Ugborough

57/0665/11/F

14-Oct-11

1

The Linhay, Haye Farm,
Ludbrook

Conversion of barn to residential
accommodation

1

1

Barns east of Old Barton, Old
Barton Farm, Wembury,
Plymouth

Discharge of conditions 1 - 8 for planning
approval reference 58/1948/08/F for
(amendment to planning consent 58/0566/08/F
for conversion of barn to residential use as one
dwelling)

1

Previous Use

Garden
Land
Site
(Y/N)

Y

single flat

Y

Windfall
Site
(Y/N)

Y

Agricultural

N

Wembury

58/1409/11/DIS

01/09/2011

63
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Windfall
Site
Previous Use
(Y/N)

Garden
Land
Site
(Y/N)

Parish

Planning
Application
Number

Date Granted

Number
of Units

Address

Net Number of
Dwellings
Completed
2014-15

Description

Y

holiday chalets

N

Bigbury

05/0746/12/F

24-Jul-12

5

Beachdown Bungalows,
Challaborough

Demolition of 4 chalets and erection of 5
dwellings

4

Y

Agricultural

N

Blackawton

06/2463/03/F

06-May-04

1

Forder Barn, Blackawton,
Totnes

Conversion of barn to residential dwelling

1

Y

Agricultural

N

Brixton

07/1876/11/RM

13-Jan-12

1

Torr Hill Farm, Spriddlestone

Reserved Matters application for agricultural
dwelling

1

Y

Agricultural

N

Cornworthy

13/1078/05/F

22-Jul-05

1

The Barn, Rowden House,
Washbourne, Totnes

Renewal of planning permission
13/0742/00/F for conversion of barn to
dwelling

1

Application for reserved matters (access,
appearance, landscaping, layout and scale)
pursuant to outline planning consent
14/2048/12/O.

1

Y

builders yard

N

Dartington

14/1496/13/RM

8-Aug-13

1

Spring House, Dartington,
Totnes, Devon, TQ9 6EU.

Y

garden

Y

Dartington

14/0621/09/F

09-Jun-09

1

Hillcrest, Staple, Dartington

Resubmission of 1646/07 for amendment to
14/1252/95/3 for erection of new dwelling

1

Y

single dwelling

N

Dartmouth

15/1872/13/F

19-Sep-13

2

1 Horn Hill, Dartmouth TQ6 9QZ

Conversion of one flat into two separate
flats

1

Y

car park

N

Dartmouth

15/0587/13/F

12-Jul-13

5

Development site at
SX 8638 5117, Ivatt Road

Erection of five dwellings with associated
infrastructure and external works

5

Y

Office/dwelling

N

Dartmouth

15/1739/06/F

07-Dec-06

8

Tozers, 53 Victoria Road,
Dartmouth, TQ6 9RX

Y

retail

N

Dartmouth

15/1728/12/F

08-Oct-12

1

Ground Floor, 11 Smith Street,
Dartmouth

Y

single flat

N

Dartmouth

15/1916/09/F

30-Sep-10

2

Top Flat, 15 South Town,
Dartmouth

Change top flat into two flats

1

Y

dwelling

N

Dartmouth

15/2155/09/F

22-Jul-10

1

Dartmouth House, Mayors
Avenue, Dartmouth

Creation of penthouse unit within existing
roof structure

1

Y

garden

Y

Dartmouth

25/1975/12/F

29-Jul-13

1

Land adj 14 Broadstone,
Dartmouth TQ6 9NR

erection of new dwelling

1

1

Re development of site, comprising of 8
apartments, 2 offices and 8 car parking
spaces
Change of use from A1 (retail) to single
residential unit

7
1

Y

garden

Y

Dartmouth

15/0912/13/F

09-Jul-13

1

Site adjoining Hilden,
6 Crossparks, Dartmouth

Full planning application for amendments to
planning approval 15/1624/10/F (erection of
new dwelling) to include balcony to front
elevation and revised window to side
elevation.

Y

Residential

N

East Allington

14/2340/08/F

15-Jul-09

8

Fallapit House, East Allington,
Totnes

8 residential units

8

Y

outbuildings

N

Dittisham

18/1235/04/F

09-Sep-04

1

Dittisham Mill, Dittisham

Conversion of outbuildings to dwelling

1
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Windfall
Site
(Y/N)

Previous Use

Garden
Land
Site
(Y/N)

Parish

Planning
Application
Number

Date Granted

Number
of Units

Address

Description

Net Number of
Dwellings
Completed
2014-15

Conversion of existing barns into 7no.
holiday let units and associated works &
23/1493/12/CLP approved use as
residential units

4

Y

barn/agricultural

N

Harberton

23/2398/11/F

18-Nov-11

7

Hernaford Barns, Hernaford
Farm, Harbertonford, TQ9 7HY

Y

Agricultural paddock for
keeping horses

N

Ivybridge

27/1758/11/F

06-Oct-11

3

1 Torrhill Cottages
Godwell Lane, Ivybridge

erection of three detached dwellings
Resubmission of 27/1727/10/F

1

Y

Dental surgery

N

Ivybridge

27/2448/14/F

28-Nov-14

2

3 Highland Street, Ivybridge,
PL21 9AG

Change of use from redundant dental
surgery to 2no. dwelling units

2

Windfall
Site
(Y/N)

Previous Use

Garden
Land
Site
(Y/N)

Parish

Planning
Application
Number

Date Granted

Number
of Units

Address

Description

Net Number of
Dwellings
Completed
2014-15

Y

garage

N

Ivybridge

27/2924/11/F

19-Mar-13

4

Garage Workshop, Park Street,
Ivybridge

Redevelopment of existing garage
workshop to create terrace of 4 open market
two bedroomed cottages

4

Y

garage/outbuildings

N

Ivybridge

27/0179/13/F

08-Mar-13

1

8 St Johns Road, Ivybridge

erection of detached dwelling

1

Y

garden

Y

Ivybridge

27/2456/10/F

04-Jan-11

1

Little Highlands, Blachford
Road, Ivybridge

Proposed erection of a single storey
dwelling with a single integral garage and
extension of existing drive

1

Demolition of existing garage and
outbuildings and erection of detached
dwelling and provision of off-street parking
for existing dwelling

1

Outline planning application for the erection
of detached dwelling house.

1

Re-submission of planning application
reference 28/2629/10/F for change of use
for second floor to private apartment

1

Y

dwelling

Y

Ivybridge

27/0203/10/F

24/03/2010

1

8 St Johns Road, Ivybridge,
Devon, PL21 9AX

Y

Agricultural

N

Kingsbridge

28/0674/13/O
28/2039/13/RM

01-Oct-13

1

Land at SX733439, Springfield
Drive, Kingsbridge

Y

offices

N

Kingsbridge

28/0145/11/CU

03-Mar-11

1

75A Fore Street, Kingsbridge,
TQ7 1AB

Y

vacant office

N

Kingsbridge

28/1469/10/F

24-Aug-10

1

82 Fore Street, Kingsbridge
TQ7 1PP

Change of use from office space to flat

1

Y

garden

Y

Kingsbridge

28/2167/12/F

30-Oct-12

1

Development Site, 6 Hurrell
Road, Kingsbridge

Construction of new dwelling adjacent to
6 Hurrell Road

1

Y

garden

Y

Kingsbridge

28/1519/10/F

03-Sep-10

1

19 Stentiford Hill, Kingsbridge,
TQ7 1BD

Erection of new dwelling adjoining
No. 19 Stentiford Hill

1

Y

Agricultural

N

Loddiswell

32/1712/13/F

06-Sep-13

1

Reads Farm, Loddiswell,
Kingsbridge, TQ7 4RT

Conversion of stone barn to residential
dwelling

1

Y

Agricultural

N

Loddiswell

32/0230/12/F

10-May-12

1

Woolston Farm, Loddiswell

Proposed erection of agricultural tied
dwelling

1

Y

Agricultural

N

Marldon

34/0633/05/F

03-Nov-06

5

Lower Westerland Farm,
Westerland, Marldon, Paignton,
Devon, TQ3 1RU

Resubmission of application 34/0713/04/F
for conversion of redundant agricultural
buildings to five residential dwellings

1
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Windfall
Site
(Y/N)

Previous Use

Garden
Land
Site
(Y/N)

Parish

Planning
Application
Number

Date Granted

Number
of Units

Address

Description

Net Number of
Dwellings
Completed
2014-15

1

Sentinel House, Poundwell,
Modbury

Change of use of existing building (B1) to
mixed use premises comprising A1 retail
use on ground floor, B1 office use of first
floor and C3 residential use

1

Rear of 7 Church Street,
Modbury, Ivybridge, Devon,
PL21 0QW

Erection dwelling and garage

1

Y

B1

N

Modbury

35/2603/12/CU

Y

gravelled area r/o
No 7 dwelling

Y

Modbury

35/1698/05/F

Y

Agricultural

N

Rattery

39/0501/09/F

06-May-09

1

The Linhay, The Plains, Rattery
(Orchard Barn)

Barn conversion to dwelling house

1

Y

dwelling

Y

Salcombe

41/2067/13/F

31-Oct-13

2

St Davids, Herbert Road,
Salcombe, TQ8 8HR

Demolition of existing and construction of 2
semi-detached houses

1

Windfall
Site
(Y/N)

Previous Use

Garden
Land
Site
(Y/N)

Parish

Planning
Application
Number

Date Granted

Number
of Units

Address

Description

Net Number of
Dwellings
Completed
2014-15

Y

dwelling

Y

Salcombe

40/0929/13/F

22-Jul-13

4

Trennels, Herbert Road,
Salcombe TQ8 8HR

Demolition of existing building and erection
of 4no dwelling with associated parking

3

Y

dwelling

Y

Salcombe

41/1011/10/F

03-Sep-10

2

Stoneleigh, Main Road,
Salcombe

Y

Hotel

N

Salcombe

41/2468/11/F

25-Jan-12

4

Salcombe Harbour Hotel, Cliff
Road, Salcombe TQ8 8JH

Demolition of existing dwelling and
replacement with pair of dwellings
Demolition of existing extensions &
alteration/ extension of hotel & erection of
10 waterside villas & conversion/ extension
of Bakerswell House to form 4 apartments
(revised application following planning
permission 41/0158/11/F)

Y

building plot!

Y

Shaugh Prior

42/0405/10/F

21-Jul-10

1

Land adj to The Bungalow,
Wotter PL7 5HP

Erection of detached dwelling

1

Y

pub & flat

N

Sparkwell

49/1181/14/CU

11-Jul-14

2

The Lee Mill Inn, Lee Mill,
Ivybridge, PL21 9EF

Change of use of redundant public house
(use class A4) and flat above to 2no.
dwellings (use class C3)

1

N

Agricultural

N

Sparkwell

49/1162/08/F

22/06/2010

5

Harris Way Development Site
West, Lee Mill, Ivybridge

Residential development (Part of a larger
site but not included in the list of large site
commitments)

5

Y

former mens club
(disused)

N

Sparkwell

49/0061/04/F

05-Mar-04

2

Former Sparkwell Mens Club,
Sparkwell, Ivybridge

Demolition of corrugated iron structure and
erection of 2 No dwellings

1

4

Barns East of Open Arms PH,
Chillington,Kingsbridg (adj Baltic
cottage)

Conversion of barns to 4 dwellings
(Resubmission of planning ref 53/0994/13/F
for conversion of barns to four dwellings
(part retrospective application pursuant to
planning approval 53/1674/06/F))

1

Y

Agricultural

N

Stokenham

53/1674/06/F
53/2183/13/F

18-Dec-12

26/10/2005

1

16-Jan-14

181

1

4

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018
Reserved matters application for erection of
7 detached dwellings

1

Conversion of former primary school to
domestic dwelling

1

Erection of bungalow

1

The Thatches, Thurlestone,
Kingsbridge TQ7 3NG

Resubmission of planning application
55/0422/10/F for replacement of existing
dwelling with 2 No detached dwellings

1

2

12 Fore Street, Totnes.

Convert 1st Floor To 2 Flats

2

2

Cider Press Barn, Haye Farm,
Ludbrook PL21 0LL

Conversion of barn into 2 dwellings with
new external amenity areas and parking

1

Y

Agricultural

N

Stokenham

53/1434/09/RM

16-Dec-09

7

Y

Primary school

N

Stokenham

53/0688/06/F

25-May-06

1

Y

part garden/ part
'waste' land

Y

Stokenham

53/0105/07/F

27-Feb-07

1

Y

dwelling

Y

Thurlestone

55/0724/11/F

20-Sep-11

2

N

Totnes

56/1360/01/F

28-Sep-01

N

Ugborough

57/0248/14/F

3-Apr-14

Y
Y

Agricultural

rear of Penn Cottage, Shindle
Park, Chillington
Former Huccombe Primary
School, Nr Beesands,
Stokenham, Kingsbridge,
Devon, TQ7 2EP
Plot 60m west, Holbrook Farm,
Stokenham, Kingsbridge

86

TOTAL

182
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7.1c) West Devon Dwelling Completions 2014/15 and 2016/17
Windfall
Site
(Y/N)

Previous Use

Garden
Land
Site
(Y/N)

Parish

Planning
Application
Number

Date Granted

Total
number of
approved
units

Address

Description

Net Number
of Dwellings
Completed
2016/17

Pinnacle Farm, Thorndon Cross,
Okehampton, Devon

Prior Approval of Proposed Change of use of
Agricultural Building to a Dwelling house (Use Class
3) and for Associated Operational Development.

1

Conversion of agricultural barn to dwelling and
temporary retention of static caravan.

1

Reserved matters application for the erection of a
dwelling.

1

Erection of 4 bedroom dwelling, garage, new
driveway, access and associated landscaping.

1

Erection of dwelling for agricultural worker.

1

Y

Agricultural

N

Beaworthy

00940/2014

22/09/2014

1

Y

Agricultural

N

Bratton Clovelly

01383/2014

27/01/2015

1

Y

Garden

Y

Broadwoodkelly

00547/2015

10/07/2015

1

Y

Agricultural

N

Exbourne

01055/2014

27/11/2014

1

Y

Agricultural

N

Kelly

01086/2013

06/02/2014

1

Y

Agricultural

N

Lamerton

01008/2015

03/02/2016

4

Land Adjacent To The Firs Lamerton
Devon PL19 8RZ

Y

Garaging

N

Lamerton

00671/2015

15/09/2015

1

Land Adjacent To Camplehaye Bungalow
Lamerton Devon PL19 8QP

Application for approval of reserved matters following
outline approval for 4 dwellings with new access road.
Ref 01278/2014
Application for approval of reserved matters following
outline approval 00025/2010 for erection of dwelling.

Y

Agricultural

N

Lydford,
Okehampton

00673/2014

06/08/2014

1

Yellands Farm, Lydford, Okehampton,
Devon

Prior Approval for change of use of barn to dwelling
and associated works

1

Y

Bank

N

North Tawton

0317/16

30/03/2016

1

Nat West, The Square, North Tawton,
EX20 2AY

Conversion of former bank building into ground floor
retail pharmacy & separate first floor residential flat

1

The Barn, Lower Brockscombe,
Germansweek, Devon
Land Adjacent To Woodcroft House
Broadwoodkelly Winkleigh Devon
EX19 8ED
Orchard Plot, Land Adjacent To Hayes,
Holebrook Lane, Exbourne, Devon
Meadwell Farm, Meadwell, Kelly, Lifton,
Devon

Prior approval of proposed change of use from
agricultural building toa dwelling house - application
for external changes required as part of the
conversion
Construction of a dwelling

3
1

Y

Agricultural

N

North Tawton

0108/16/PDM

02/03/2016

1

Little Greenslade Road From Beacon
Cross To Greenslade Bridge Sampford
Courtenay Devon EX20 2SQ

Y

Garden

Y

North Tawton

00817/2010

13/10/2010

1

The Orchard, 24 Exeter Street, North
Tawton, Devon EX20 2HB

Y

Agricultural

N

Northlew

00989/2014

06/10/2014

1

Cob Barn, Shorts Farm, Northlew, Devon

Prior Notification for change of use from Agricultural
building to C3 Dwelling(s) - Class MB and associated
building works.

1

Y

Offices

N

Oakhampton

00696/2015

25/09/2015

1

20-22 Fore Street, Okehampton, EX20 1AJ

Application for Lawful Development Certificate for a
Proposed use or development for change of use of
first and second floor office space to residential flat.

1

Y

Laundry

N

Okehampton

6716/2004

28/02/2005

8

Land Adjacent to Castleford House, Castle
Road, Okehampton

Erection of 8 dwellings on site of former laundry
building. Previous application 2119/1995

5

Y

Offices

N

Okehampton

01144/2015

21/12/2015

2

Change of use and conversion of offices to 2
dwellings.

2

Y

Amenity
landscaping

N

Okehampton

00919/2013

04/02/2014

9

Unit 5, Craftsway, 1 St James Street
Okehampton Devon EX20 1DW
Land Adjacent To The Chantry, Mill Road,
Okehampton, Devon

Erection of nine flats.

9

183

(previous planning no. 11842/2008 declined but
allowed at appeal. Appeal Ref No.
Q/153/A/09/2094859)
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Windfall
Site
(Y/N)

Previous Use

Garden
Land
Site
(Y/N)

Parish

Planning
Application
Number

Date Granted

Total
number of
approved
units

Address

Description
Change of use from public house to 3 residential units
and a shop unit, including demolition of smoking
shelter and creation of light well and erection of bike
shed.
Erection of 3 dwelling houses with associated access
and parking.

Net Number
of Dwellings
Completed
2016/17

Y

Public House

N

Okehampton

00708/2014

26/08/2014

3

The Exeter Arms, 5 East Street,
Okehampton, Devon

Y

Parking

N

Okehampton
Hamlets

01324/2014

25/02/2015

3

Land Adjacent To 25 Hillside Drive,
Okehampton, Devon

Y

Agricultural

N

Okehampton
Hamlets

00770/2015

22/10/2015

1

Field Shelter On Land Opposite
'roundaway' Lodge Okehampton Devon

Application for change of use of a building and land
within its curtilage from agricultural to Dwelling and
building operations necessary to convert the building.

1

Y

Agricultural

N

Sampford
Courtnay

01156/2014

11/11/2014

1

The Barn, Youldens, Sampford Courtenay,
Okehampton, Devon

Prior Approval of proposed Change Of Use of
agricultural building to a dwelling house, Part MN(a)
only, Change of Use only,.

1

Y

Old Smithy

N

Spreyton

12289/2008/OK
E & 0325/16

08/03/2017

3

The Old Smithy, Spreyton, Crediton,
EX17 5AJ

Erection of 3 houses

3

Y

Residential

N

Tavistock

00371/2015

28/05/2015

4

3 Brook Street Tavistock Devon
PL19 0HD

Full planning application for sub-division of two flats to
four flats with internal alterations, including new
partitions, new rooflight and bin store.

2

Y

Residential

N

Tavistock

00515/2015

24/06/2015

1

West End House 32 West Street
Tavistock Devon PL19 8JY

Proposed creation of one-bedroom flat

1

Y

Residential

N

Tavistock

00154/2013

30/04/2013

6

West End House, 32 West Street,
Tavistock, Devon

Resubmission of application for conversion of building
to provide 6 flats including extension and alterations.

3

Y

Residential
garden

Y

Tavistock

01191/2013

28/02/2014

2

Tanglewood, Brook Lane, Tavistock,
Devon

Erection of 2 dwellings, garaging, new access and
alterations to existing access.

2

Y

Telephone
Repeater Station

N

Tavistock

03076/2012

04/10/2013

9

Former Telephone Repeater Station, 68A
Plymouth Road, Tavistock, Devon

Conversion and extensions to building to create 9
residential units and associated works.

1

Y

Residential

N

Tavistock

00524/2013

17/11/2013

2

Burnside, Middlemoor, Tavistock, Devon

Sub-division of dwelling to create two semi detached
dwellings

1

Y

Agricultural

N

Tavistock

01267/2014

16/12/2014

1

Prior notification for change of use to dwelling.

1

Y

Residential
garden

Y

Tavistock

01885/2011

21/12/2012

1

Erection of new dwelling.

1

Y

Agricultural

N

Thrushelton

03028/2012

29/11/2012

1

New build timber frame dwelling

1

The Milking Parlour", Higher Wilminstone
Farm, Wilminstone, Devon
Laurel Cottage, Kilworthy Hill, Tavistock,
Devon
Widdacombe Farm, Lewdown, Devon,
EX20 4EA

TOTAL

1

3

53
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Parish

Planning
Application
Number

Date
Granted

Number
of Units

Address

Description

Net
Number of
Dwellings
Completed
2015-16

N

Tavistock

00001/2015

09/02/2015

1

32 West Street, Tavistock, Devon

Conversion of 1no. two-bedroom flat into 2no. onebedroom flats.

2

agric

N

Milton Abbot

00844/2014

05/09/2014

1

Land Adjacent To Ramsdown Plantation",
Milton Abbot, Devon

Prior notification for change of use of agricultural
building to a single dwelling.

1

Y

agric

N

Meeth,

00198/2014

17/04/2014

1

Crockers Hele, Meeth, Okehampton, Devon

Conversion of barn to dwelling.

1

Y

agric

N

North Tawton

00071/2015

04/03/2015

1

Barn, Bouchers Hill Farm, Bouchers Hill,
North Tawton

Prior notification for change of use from agricultural
building to C3 dwelling (Class MB).

1

Y

agric

N

Exbourne,

01055/2014

27/11/2014

1

Orchard Plot, Land Adjacent To Hayes,
Holebrook Lane, Exbourne, Devon

Erection of 4 bedroom dwelling, garage, new
driveway, access and associated landscaping.

1

Y

agric

N

Okehampton,

00940/2014

22/09/2014

1

Pinnacle Farm, Thorndon Cross,
Okehampton, Devon

Prior Approval of Proposed Change of use of
Agricultural Building to a Dwellinghouse (Use Class 3)
and for Associated Operational Development.

1

Y

agric

N

South Tawton

00707/2014

17/09/2014

1

Livaton House, Livaton, South Tawton,
Okehampton, Devon

Conversion of barns to dwelling.

1

Y

chapel

Y

Hatherleigh

00289/2014

22/05/2014

1

Former Baptist Chapel, High Street,
Hatherleigh, Okehampton, Devon

Conversion of chapel to dwelling and use of land as
garden and parking

1

Y

retail

N

Okehampto

02349/2012

11/04/2012

1

7 Station Road, Okehampton, Devon

Change of use of ground floor shop to 2 bedroom flat

1

Y

Public hall

N

Chillaton

1482/2001/TAV

29/05/2001

2

Chillaton Public Hall, Chillaton, Nr Lifton,
Devon, Chillaton

Conversion of existing public hall to two self contained
two bed houses

1

Y

Car park of
hotel

N

Thrushel

00193/2014

02/05/2014

3

Car Park, Fox And Grapes Hotel, Tinhay,
Devon

Reserved matters application for the erection of 3
dwellings.

1

Y

cattle market

N

Lewdown

0465/2000/TAV
(RM)

24/07/2000

3

The Old Cattle Market Lewdown, Lewdown

3 no. bungalows and garages

1

27/03/2015

4

49 Crediton Road, Okehampton, Devon

Approval of details reserved by conditions 3, 4, 5 and
8 attached to 00975/2013 for change of use from
bottled gas depot/garden centre for the erection of 4
linked houses.

4

Previous Use

Garden
Land
Site
(Y/N)

Y

residential

Y

Windfall
Site
(Y/N)

Y

storage/ retail

N

Okehampton

00141/2015
reserved
(00975/2013)

Y

telephone
repeater station

N

Tavistock,

03076/2012

04/10/2013

9

Former Telephone Repeater Station, 68A
Plymouth Road, Tavistock, Devon

Conversion and extensions to building to create 9
residential units and associated works.

7

Y

residential

N

Okehampton,

00057/2015

11/02/2015

1

Longacre, Chichacott Road, Okehampton,
Devon, EX20 1RS

Conversion of a double garage into a self contained
unit

1
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Parish

Planning
Application
Number

Date
Granted

Number
of Units

Address

Description

Net
Number of
Dwellings
Completed
2015-16

N

Spreyto

01258/2011

24/05/2011

1

Begbeer Farm, Spreyton, Crediton, Devon

Erection of agricultural workers dwelling

1

residential

N

Hatherleigh

12271/2008/OKE

13/11/2008

0

Shallowford, Holsworthy Road, Hatherleigh,
Devon, EX20 3LE

REPLACEMENT New thatched house and detached
garage

0

Y

garden

Y

Bere Alston

00546/2015

15-Jul-15

1

Land Adjacent To 101 Broad Park Road Bere
Alston Devon

Y

garden

Y

Lewdown

00133/2015

17-Apr-15

1

Land Adjacent To Penberth Lewdown Devon

Reserved matters application for erection of a
dwelling.
Reserved matters application for erection two storey
dwelling and garage.

Y

garden

Y

Bridestowe

00206/2015

8-Apr-15

1

St Bridgets House Bridestowe Okehampton
Devon EX20 4ER

Erection of new vicarage.

1

Y

garden

Y

Bridestowe

00465/2014

01/07/2014

1

Land Adjacent To Trescote, Bridestowe,
Devon, Devon

Revised scheme for single dwelling. (resubmission of
00065/2013)

1

Y

garden/paddock

Y

Okehampton

00720/2013

03/09/2013

1

The Paddock, 69b Land To The Rear Of 71
Exeter Road, Okehampton, Devon

Erection of dwelling and associated works.

1

Y

garden

Y

Lamerton,

00627/2013

16/08/2013

1

New Court, Lamerton, Tavistock, Devon

Proposed new dwelling house.

1

Y

garden

Y

Tavistock

01395/2011

31/05/2011

1

Little Copse, 1 The Dell, Tavistock, Devon

Erection of dwelling.

1

Y

garden

Y

Okehampton
Hamlets

3868/2002/OKE

Bencorran Brightley Road Okehampton,
Okehampton Hamlets

New dwelling and garage.

1

Y

garden

Y

Bridestowe

03222/2012

20/11/2014

1

Belle Vue, Station Road, Bridestowe, Devon

Revised scheme for new residential dwelling

1

Y

garden

Y

Spreyton,

00852/2014

15/09/2014

2

Barns At Cullaford Manor, Spreyton, Crediton,
Devon

Conversion of barns to two dwellings

2

Y

garden

Y

Bere Alston,

01994/2011

04/01/2013

2

9 Drakes Park, Bere Alston, Yelverton, Devon

Erection of 2 dwellings and associated works.

2

Y

garden

Y

Hatherleigh

00814/2010

01/11/2010

2

Land Opposite Holly Cottage, 6 Victoria
Road, Hatherleigh, Devon

Proposal for erection of two dwellings

1

4

Previous Use

Garden
Land
Site
(Y/N)

Y

agric

Y

Windfall
Site
(Y/N)

07/01/2003

1

1
1

Y

garden /res

Y

Tavistock,

00474/2014

10/07/2014

4

Annan, Down Park Drive, Tavistock, Devon

Approval of "Reserved Matters" application for the
demolition of existing dwelling and construction of 5
detached dwellings with associated access, services,
parking and landscaping works. Approved under
outline application 01007/2013.

Y

Agricultural

N

Tavistock

01126/2010

04/05/2011

9

Land At Lower Brook (Philpott Lane), Brook
Lane, Tavistock, Devon, PL19 9DP

Erection of 9 dwellings

9

Tavistock,

01472/2014
amendment
(00254/2014)

71 Plymouth Road, Tavistock, Devon

Amendment to previous scheme for alterations and
extensions to existing dwelling and erection of 3
storey building containing 7 apartments w ith
associated works and 7 parking spaces.

7

Y

garden

Y

09/03/2015

7
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Garden
Land
Parish
Site
(Y/N)

Planning
Application
Number

Agricultural

N

Lamerton,

01451/2014

06-Feb-15

1

Cleave Barn, Lamerton,
Tavistock, Devon, PL19 0LG

Change of use from agricultural to residential

1

office

N

Milton
Combe

00404/2013

17-Sep-13

1

Blowiscomeb Barton, Milton
Combe

Change of use of office to dwelling.

1

residential

N

00655/2013

07-Aug-13

1

1 Bannawell Street,
Tavistock

Conversion of flat into 2 flats

1

dwelling/studio

N

02188/2011

06-Feb-12

0

18 Plymouth Road,
Tavistock

cu dwelling to office & cu studio to dwelling

1

field

N

13177/2009

24-Jun-10

4

Land to rear of 7 Churchill
Road, Whitchurch

Erection of 4 dwellings

4

00692/2013

28-Oct-13

1

Brook Farm, Brook Lane,
Tavistock

Erection of detached 3 bedroom dwelling

1

00947/2013

21-Nov-13

1

Nymphaze, Exbourne

Erection of dwelling

1

00429/2013

04-Jul-13

1

Erection of single dwelling

1

0033/2000/OKE

06-Jun-00

1

Change Of Use from workshop to dwelling

1

12077/2008

07-Jan-10

1

Erection of dwelling

1

12824/2009

05-Mar-10

4

Conversion of barns to 4 live/work units

1

00229/2010

06-May-10

1

Erection of dwelling, garage & associated works

1

01332/2011

03-Mar-09

3

Land to rear of United
Church, Fore St., Bere
Alston

Erection of 3 3-bedroom dwellings

3

00546/2013

31-Jul-13

1

Melcroft Cottage,
Liftondown, Lifton

Erection of dwelling

1

02576/2012

30-Jul-12

1

St Marys, New Road, Lifton

RM for erection of dwelling

1

01726/2011

06-Dec-11

1

Erection of 1 bedroom, 2 storey resi unit

1

13401/2009

23-Dec-09

4

Windfall
Site
Previous Use
(Y/N)

Date
Granted

Number
Address
of Units

Y
Y
Y
Y

Y
Y
Y
Y
Y
Y
Y
Y

Y
Y

Tavistock

Tavistock
residential

N

residential
garage

N

agriculture

N

workshop

N

agricultural

N

agricultural

N

garden

Y

garden

Y

Y
Y

Tavistock

Tavistock
Exbourne
Jacobstowe
Northlew
North
Tawton
South
Tawton
Bere Alston

Bere Alston
garden

Y

garden

Y

garden/yard

Y

garden

Y

Lifton
Lifton
Okehampton

Y
Y

agricultural

N

Spreyton

Y

agricultura

N

Meeth

Y

agricultura

Land adjacent Beech Lodge,
Jacobstowe
The Old Workshop,
Northlew
Southview, 73 High Street,
North Tawton
Livaton Farm Buildings,
Livaton, South Tawton
Land to rear of 19 Station
Rd, Bere Alston

Description

Net Number
of Dwellings
Completed
2014-15

21-Aug-89

1

24 West Street,
Okehampton
Rear of Tenby House,
Fairplace Terrace,
Okehampton
southweek fm

01282/2011

19-Apr-11

1

Stockleigh Barton, Meeth

Erection of Agricultural workers dwelling

1

02664/2012

16-Aug-12

1

Lower Sesslands, Spreyton

Erection of agricultural workers dwelling

1

Okehampton

N
Spreyton
The following sites are not included in the count of small site net dwelling completions
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Appendix 7.2
Delivery from commitments (planning permissions) as at 1 April 2017
A7.5

Information about commitments from planning permissions that had not lapsed on
large sites as at 1 April 2016 is set out on the housing trajectories for the Plymouth
Policy Area and for the Thriving Towns and Villages Policy Area.

A7.6

The trajectories forecast the delivery of those commitments, informed by analysis in
the SHELAA, as well as contemporary information from the development
management process (eg the discharge of conditions; as well as further information
from the developers and house-builders.

A7.7

Commitments are listed for each large and small site in the Plymouth PA trajectory.

A7.8

Commitments are listed for each large site in the Thriving Towns and Villages PA,
with a global total of the small sites in the South Hams and in West Devon shown on
the trajectory. The following tables in Appendix 7.2 list the small site commitment in
South Hams and in West Devon.

A7.9

The forecast of commitments takes account of the application of lapsed rates, for
each Policy Area, to those sites where development had not started. The lapsed rate
is 10% for Plymouth PA (see Appendix 7.3a) and 15% for the Thriving Towns and
Villages PA (see Appendix 7.3b). These are applied to small and to large sites.
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7.2a Schedule Plymouth City Small Site Commitments at End March 2017
(sites with 4 units or less)
Planning Application
Number

Gross number of
dwellings

Site

Ward

61A EMMA PLACE

St Peter & The
Waterfront

12/00735/FUL

4

2 RIDGE PARK

Plympton St Mary

10/00856/FUL

1

225 EMBANKMENT ROAD

Sutton & Mount Gould

06/01971/FUL

1

LAND ADJACENT 865
WOLSELEY ROAD

St Budeaux

13/00052/FUL

1

129 CROWNHILL ROAD

Honicknowle

12/02149/FUL

1

PLOT 1 SHIRBURN ROAD

Eggbuckland

15/01515/FUL

1

108 BILLACOMBE ROAD

Plymstock Radford

12/02015/FUL

1

48 WEMBURY ROAD

Plymstock Dunstone

14/01896/FUL

1

Hazelhurst, Station Road

Plymstock Dunstone

07/00107/FUL

1

53 SHORTWOOD CRESCENT

Plymstock Dunstone

13/01195/FUL

1

Plymstock Radford

14/02302/FUL

1

Budshead

15/00872/FUL

3

LAND AT SEFTON AVENUE

Efford & Lipson

15/00405/FUL

2

79 HOTHAM PLACE

Stoke

15/00150/FUL

2

RIVERFORD

Moor View

14/01535/FUL

2

20 BEDFORD ROAD

Plymstock Radford

15/02007/FUL

2

208 SPRINGFIELD ROAD

Plymstock Dunstone

16/00253/FUL
16/00255/FUL

2

GARDEN PLOT BETWEEN
NO.S 74 & 78 COMPTON
AVENUE, (FORMER GARDEN
TO 46 ROCKINGHAM ROAD)

Compton

15/01363/FUL

1

5 ANSON PLACE

Devonport

14/00367/FUL

1

LAND ADJACENT 47 MILFORD
LANE

Budshead

15/00862/FUL

1

1 HARTWELL AVENUE

Plymstock Dunstone

15/01091/FUL

1

40 NETTON CLOSE

Plymstock Dunstone

16/01496/REM

1

LAND AT UNDERCLIFF ROAD

Plymstock Radford

15/00702/FUL

1

3 POINT COTTAGES, BARTON
ROAD
SITE ADJACENT TO 22
DUNRAVEN DRIVE
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Planning Application
Number

Site

Ward

LAND ADJACENT TO 1
SALISBURY LODGE,
SALISBURY ROAD

Sutton & Mount Gould

Gross number of
dwellings

16/00122/FUL

1

Rear Of 13 Underwood Road

16/01662/FUL

1

40 Furzehatt Way

16/00913/FUL

1

Holtwood, Plymbridge Road

12/00783/FUL

2

9 Armada Street Plymouth

16/01544/FUL

3

Peverell

15/01849/FUL

4

Honicknowle

14/01407/OUT

4

Budshead

14/01405/OUT

4

97 HOWARD ROAD

Plymstock Radford

15/01420/FUL

4

VACANT SITE AT FITZROY
ROAD

Stoke

15/01699/FUL

3

18 TORLAND ROAD

Peverell

14/01830/OUT

2

3 THE ARGYLE, SUTHERLAND
ROAD

Drake

14/00818/FUL

2

CHRIKAMA, 7 STATION ROAD

Southway

16/00050/FUL

2

Southway

16/02019/FUL

2

Plympton Erle

15/01545/FUL

2

99 UNDERLANE

Plymstock Radford

14/00604/FUL

2

LAND ADJACENT TO 5
BAYSWATER ROAD
MOUNT STONE, CREMYLL
STREET
LAND ADJACENT 71 SEFTON
AVENUE

St Peter & The
Waterfront
St Peter & The
Waterfront

15/00742/FUL

1

16/01440/FUL

1

Efford & Lipson

16/00118/FUL

1

28 PETERSFIELD CLOSE

Compton

15/02050/FUL

1

2 HAWTHORN WAY

Compton

14/00452/FUL

1

GLEN LODGE, GLEN ROAD

Compton

14/02178/FUL

1

110 ALBERT ROAD

Devonport

16/02065/FUL

1

127 HEALY PLACE

Devonport

15/02327/FUL

1

1 SOUTH DOWN ROAD

Peverell

14/01965/OUT

1

HIGHVIEW, WILDERNESS
ROAD
LAND AT MAIDSTONE PLACE,
OFF UXBRIDGE DRIVE
LAND AT LANCASTER
GARDENS, OFF TAUNTON
AVENUE

LAND AT HORSHAM LANE
(WEST OF FRASER ROAD)
HARDWICK NURSERIES,
RIDGE ROAD
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Planning Application
Number

Gross number of
dwellings

Site

Ward

166 VICTORIA ROAD

St Budeaux

14/01466/FUL

1

861 WOLSELEY ROAD

St Budeaux

15/02120/FUL

1

67 LAKE VIEW DRIVE

Budshead

15/00436/FUL

1

LAND ADJOINING 76
DOWNHAM GARDENS

Southway

14/00560/FUL

1

505 TAVISTOCK ROAD

Southway

15/01193/OUT

1

Moor View

14/00501/OUT

1

Plympton St Mary

16/00129/FUL

1

90 MEADOW WAY

Plympton St Mary

14/00660/FUL

1

67 RIDGEWAY

Plympton St Mary

15/02062/FUL

1

66 BILLACOMBE ROAD

Plymstock Radford

14/01387/FUL

1

118 BILLACOMBE ROAD

Plymstock Radford

14/01603/FUL

1

56 VINERY LANE

Plymstock Dunstone

15/01235/FUL

1

23 JENKINS CLOSE

Plymstock Dunstone

15/00422/FUL

1

TURNCHAPEL BOATYARD,
CLOVELLY VIEW

Plymstock Radford

14/01537/FUL

1

17 Compton Park Road

16/02150/FUL

1

26 Powderham Road

16/01602/OUT

1

61 Eggbuckland Road

16/02158/FUL

1

120 Fletemoor Road

16/00431/OUT

1

680 Wolseley Road

16/02091/FUL

1

Adj 107 Cunningham Road

16/01898/FUL

1

Land Adjacent To Mill Cottage,
Station Road

16/01411/FUL

1

MILFORD LANE

16/00289/FUL

1

Riverford, Estover Close

15/00129/OUT

1

Riverford, Estover Close

16/00237/OUT

1

Riverford, Estover Close

15/02379/FUL

1

ODOORN LODGE,
RIVERFORD, ESTOVER
CLOSE
BORINGDON PARK GOLF
COURSE,55 PLYMBRIDGE
ROAD
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Site

Planning Application
Number

Ward

Gross number of
dwellings

3 HOLLOW HAYES

16/02344/OUT

1

THE MERMAID ,15
FROGMORE AVENUE

16/02370/FUL

1

Rehoboth, Torbridge Road

16/01262/FUL

1

126 Bellingham Crescent

16/02148/FUL

1

19 Neal Close

16/01339/FUL

1

Land At Woodway

16/00797/FUL

1

21 Meadow Park Plymouth

16/01875/FUL

1

40 Pollard Close

16/01485/FUL

1

Land Adj To 17 Beauchamp
Road

16/00527/FUL

2

Land Adj 8/10 Dale Avenue

16/00870/OUT

2

Rear Of New Meze Grill
Restaurant, Pin Lane

16/01651/FUL

3

TOTAL

121
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7.2 b Schedule South Hams Small Site Commitments at End March 2017 (sites with 9 units or less)

Description

Total
Dwelling
Completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

Proposed Development Site At 2
Dunstone Cottage Ashprington
Devon TQ9 7UW

Proposed new dwelling in garden

0

0

1

01/0108/15/F

Post Barn, Ashprington, Totnes
TQ9 7UL

Change of use of barn to residential dwelling (C3)

0

1

0

1357/16/PDM

Wakeham New Barn Access To
Wakeham Farm Aveton Gifford
Devon TQ7 4NE

Prior notification for proposed change of use of agricultural
building to 2no. dwelling houses (Class C3) (Class Q) (a &
b)

0

0

2

4082/16/PDM

Barn At lower Lixton Farm
Loddiswell Devon TQ7 4EG

READVERTISEMENT (Revised Plan Received)
Notification for prior approval for a proposed change of use
of agricultural building to 1no. dwelling house (Class C3)
and associated operational development (ClassQ(a+b))

0

0

1

Aveton Gifford

2100/16/ARM

Beer Wood Greyhill Cross To
Idston Cross Loddiswell Devon
TQ7 4EQ

Reserved Matters application for access, scale,
appearance, layout and landscaping, pursuant of outline
consent 02/0888/14/O for permanent agricultural works
dwelling

0

0

1

Aveton Gifford

2635/16/OPA

Land off Stray Park Pulleys
Close Aveton Gifford Devon
TQ7 4JE

Application for outline planning permission with all matters
reserved
for construction of a single detached dwelling

0

0

1

Aveton Gifford

02/0385/15/O

Proposed agricultural dwelling at
SX 685 513, Oak Tree Farm,
Modbury, Ivybridge, PL21 0SB

Provision of permanent agricultural dwelling (all matters
reserved)

0

0

1

Aveton Gifford

02/0063/15/F

Heathfield Manor Farm,
Modbury, PL21 0SB

Conversion of redundant barn to a habitable dwelling
(Resubmission of planning application 02/2378/14/F)

0

1

0

Aveton Gifford

02/2131/14/F

Lower Pennyfield, Polston Parks
Farm, Modbury, PL21 0SB

Erection of new dwelling and car port to replace existing
mobile home

0

1

0

Parish

Planning
Application
Number

Address

Ashprington

01/2131/15/F

Ashprington

Aveton Gifford

Aveton Gifford
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Description

Total
Dwelling
Completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

Beer Wood, Stockadon Farm,
Loddiswell, Kingsbridge,
TQ7 4EQ

Outline application (with all matters reserved) for a
permanent agricultural workers dwelling to replace
temporary approval 02/0530/12/F

0

0

1

Hingston Borough, Aveton
Gifford

Resubmission of planning application 02/1442/12/F for
conversion of existing disused barn

0

1

0

Markstone Farm, Modbury,
Ivybridge, PL21 0SE
Longcombe Farm Cottages
Road Past Higher Longcombe
Farm Longcombe Devon
TQ9 6PW
Field 7185 Uphempston Farm
Uphempston Farm To Shadrack
Cross Littlehempston Devon
TQ9 6LP
Agricultural Building At Sx 828
639 Uphempston Farm Barn
Uphempston Farm
Littlehempston Totnes TQ9 6LP

Full planning application for the erection of an agricultural
worker's dwelling

0

1

0

Change of use from outbuilding to residential unit

0

0

1

Notification for prior approval for a proposed change of use
of agricultural building to a dwelling house (class C3)

0

0

1

Prior approval for proposed change of use of agricultural
building to dwelling house (Class C3) and associated
operational development

0

0

1

Agricultural Building At Sx 826
631 Uphempston Farm Barn
Uphempston Farm
Littlehempston Totnes TQ9 6LP

Prior approval for proposed change of use of agricultural
building to dwelling house (Class C3) and associated
operational development (Class Q)

0

0

1

04/2634/12/C
U

Leat House, Tavistock Road,
Roborough

Change of use of office building to four residential
dwellings.

0

1

3

Bickleigh

3257/16/FUL

Trencrom Bickleigh Down Road
Roborough PL6 7AD

To erect a new four bedroom, two-storey house with a
garage.

0

0

1

Bickleigh

0862/16/ARM

The Beeches Blackeven Hill
Roborough Devon PL6 7AD

Application for approval of reserved matters following
outline approval ref: 04/0550/15/O

0

0

1

Parish

Planning
Application
Number

Address

Aveton Gifford

02/0888/14/O

Aveton Gifford

02/0675/13/F

Aveton Gifford

02/2983/11/F

Berry Pomeroy

0833/16/FUL

Berry Pomeroy

1283/16/PDM

Berry Pomeroy

03/1993/15/A
GDPA

Berry Pomeroy

03/1937/15/A
GDPA

Bickleigh

194

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018

Description

Total
Dwelling
Completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

Great Trehills Roborough Lane
Tamerton Foliot Devon PL5 4LL

Outline permission (all matters reserved) for a permanent
horticultural worker's dwelling

0

1

0

04/1111/14/F

12 Tavistock Road, Plymouth
PL6 7BB

Reinstatement of two cottages from one dwelling

0

0

1

Bigbury

05/2557/13/F

Land adjacent to Holywell
Stores, St Ann's Chapel,
Bigbury, TQ7 4HQ

Two new dwellings with associated parking and garages

1

0

1

Bigbury

05/2313/14/F

Land At The Royal Oak Inn
Bigbury Devon
TQ7 4AP

Re-development of land to allow construction of 4no.
dwellings with associated parking and amenity space

0

0

4

Bigbury

05/1506/08/F

Beachdown Bungalows,
Challaborough, Kingsbridge,
TQ7 4HZ

Resubmission of 05/0386/08/F for removal of old holiday
units and replacement with new units

3

2

0

Bigbury

05/0947/13/F

Atlantic House, Marine Drive,
Bigbury on Sea, Kingsbridge,
TQ7 4AS

Demolition of existing property and redevelopment to
provide three apartments

0

0

2

Bigbury

05/2242/13/F

The Water Tank, St Ann's
Chapel, Kingsbridge, Devon,
TQ7 9QU.

Resubmission of 05/0884/13/F for conversion of disused
water tank to dwelling house with extension and detached
car port

0

1

0

Blackawton

0481/16/FUL

West Dreyton Farm
Blackawton Devon TQ9 7DJ

Full planning application for the conversion of stone barns
to 3
residential dwellings.

0

0

3

Blackawton

0814/16/FUL

The Normandy Arms Chapel
Street Blackawton Devon
TQ9 7BN

Change of use of public house to create two dwellings with
associated
parking and garden areas

0

0

2

Blackawton

3955/16/PDM

Watson Barn Park Lane
Blackawton Totnes Devon TQ9
7AA

Notification for prior approval for proposed change of use of
agricultural building to a dwelling house and associated
works.

0

0

1

Parish

Planning
Application
Number

Address

Bickleigh

2882/15/OPA

Bickleigh
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2725/16/PDM

Shearstone Barn A3122
Dreyton Cross To Oldstone
Cross Blackawton Devon
TQ9 7DG

Notification for prior approval for a proposed change of use
of agricultural building to a dwelling house (Class C3) &
associated operational development

0

0

1

Blackawton

2938/15/PDM

Barn to the north of Gara Barton
Cliston Cross To Hutcherleigh
Cross Blackawton Devon
TQ9 7AD

Notification for prior approval for a proposed change of use
of
Agricultural building to dwelling house (class C3).

0

0

1

Blackawton

06/3116/14/F

Redhill Barn at SX 8166 5105,
Chapel Street, Blackawton,
Totnes

Conversion, alteration and change of use of traditional
stone barn to three-bedroom residential dwelling and
construction of access track.

0

1

0

Blackawton

06/2991/14/F

Pruston Barton, Blackawton,
Totnes TQ9 7AJ

Outline planning approval for permanent agricultural
workers dwelling

0

0

1

Brixton

07/1660/15/F

Development Site At Northlands
Lodge Lane Brixton Devon
PL8 2AX

Construction of 4no. dwelling houses, closure of existing
access to vehicular traffic and construction of new vehicular
access onto highway

0

4

0

Brixton

07/2200/14/O

Three Corners, Lodge Lane,
Brixton, PL8 2AU

Outline application with all matters reserved for erection of
2no. dwellings and associated road access

0

0

2

Brixton

4098/16/FUL

Hareston Farm Yealmpton
PL8 2LD

Change of use, alterations &extension to The Pump House,
Hareston

0

0

1

Brixton

0644/16/FUL

The Coach House Lodge Lane
Brixton Devon PL8 2AU

Construction of 3 bedroom detached bungalow with
garage. Previous Outline approval 07/0896/15.

0

1

0

Brixton

07/0628/15/F

Conversion to single dwelling

0

0

1

Brixton

07/0395/15/F

Erection of detached dwelling and associated works

0

0

1

Parish

Blackawton

Planning
Application
Number

Address

Linhay Adj. To Spriddlestone
Barton Spriddlestone Devon
PL9 0DW
Sandaway Lodge Lane Brixton
Plymouth PL8 2AU
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Barnwell House, Steer Point
Road, Brixton, PL8 2AD

Conversion of existing dwelling into 2no. residential units

0

0

1

07/2347/13/F

Proposed Development site at
Huntleigh Grange Elliotts Hill,
Brixton

Construction of new 3 bedroom detached family residence
to the rear garden area of Huntleigh Grange

0

1

0

Buckland-ToutSaints

08/2351/15/F

Bearscombe Cottage
Kingsbridge Devon TQ7 2DW

Subdivision of property to form 2no. dwellings

0

1

0

Chivelstone

10/0800/13/R
M

land at SX781 380, Borough
Farm, East Prawle

Reserved matters following outline approval 10/0073/12/O
(provision of agricultural dwelling)

0

1

0

Churchstow

11/0763/15/C
U

Redundant agricultural barn,
Gratton Farm, Loddiswell,
TQ7 4DA

Conversion of barn (with B1a permission) to create 2no.
residential dwellings (class C3) revision to planning
approval 11/2012/14/CU

0

0

2

Churchstow

11/1287/12/F

Lower Warcombe Barns,
Churchstow, Kingsbridge,
TQ7 4BW

Renewal of planning application 11/0296/09/F for
conversion of barn to two dwellings and annex with
garaging

0

2

0

Churchstow

0029/16/FUL

Home Farm Barn Road South
Of Chuchstow Business Park
Churchstow Devon TQ7 3QR

Application for provision of a permanent agricultural
workers dwelling, to replace temporary dwelling
11/1938/12/F

0

1

0

Churchstow

11/1870/13/F

Torre View Farm, Kingsbridge
TQ7 4BW

Erection of new dwelling and retention of mobile home for
duration of build

0

1

0

Churchstow

11/2732/11/F

Warcombe Produce Ltd,
Warcombe Barn, Kingsbridge

Erection of agricultural dwelling

0

1

0

Cornwood

12/0055/15/F

Former Sunday School Building,
Lutton, PL21 9SA

Change of use from D1 to C3 (single dwelling) and
associated works

0

1

0

Cornworthy

13/3211/14/F

Land at Allaleigh Cross,
Cornworthy, Totnes

Provision of farm dwelling

0

0

1

Parish

Planning
Application
Number

Address

Brixton

07/2047/14/F

Brixton
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3498/16/PDM

Court Prior Farm Barn Court
Prior Farm Cornworthy Devon

Notification for prior approval for change of use of
agricultural building to dwelling house (Class C3) &
associated operational development
(Class Q(a+b))

0

0

1

1525/16/FUL

End Cottage, Mount Pleasant
Abbey Road Cornworthy Devon
TQ9 7ES

Conversion of double garage with extension to create new
dwelling

0

1

0

Cornworthy

2679/16/PDM

West Dreyton Farm A3122
Collaton Cross To Dreyton
Cross Blackawton Devon
TQ9 7DJ

Notification for prior approval for a proposed change of use
of
agricultural building to dwelling house (Class C3) and
for associated operational development (Class Q(a+b))

0

0

1

Cornworthy

13/0470/15/F

Proposed Dwelling At Sx8382
5579 Woodlands Barn East
Cornworthy Totnes

Retrospective conversion of barn to residential use with
associated landscaping

0

0

1

Cornworthy

13/3211/14/F

Land at Allaleigh Cross,
Cornworthy, Totnes

Provision of farm dwelling

0

0

1

Cornworthy

13/1794/14/A
GDPA

Lambing Barn, Allaleigh, Totnes,
TQ9 7DN

Prior approval of proposed change of use of agricultural
building to dwelling house

0

0

1

Cornworthy

13/3171/14/F

Methodist Hall, Alexandra Place,
Cornworthy, Devon, TQ9 7ES

Conversion of former Methodist Hall to a two bedroom
dwelling

0

1

0

2

2

5

0

0

1

Planning
Application
Number

Address

Cornworthy

Cornworthy

Parish

Dartington

14/2340/08/F

Apple Green Court, Staverton,
Totnes, TQ9 6NU

Variation of planning approval 14/0956/03/F for conversion
of dwelling to five apartments, rearrangement of existing
bungalow and flat to form two new residential units and
conversion of existing health club premises to five
additional dwellings

Dartington

14/1785/15/F

Deepdene Cott Lane Dartington
Totnes TQ9 6HE

Erection of detached dwelling and associated parking
within the garden
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Agricultural Building At Sx 791
616 'tranquility Clay Lane
Dartington

Prior approval for proposed change of use of agricultural
building to dwelling house (Class C3)(Class Q)

0

0

1

14/2468/14/O

Site adj Ashmoor, Dartington,
Totnes TQ9 6DH

Outline planning application for 2-4 bedroom dwelling in the
garden of Ashmoor, with access off lane between site and
Plymouth Road. All matters reserved, except access for
which approval is sought with this application

0

0

1

Dartmouth

15/2252/14/F

Development site at SX 8651
5145 Site at Collingwood Road,
Dartmouth.

Construction of 7 dwellings (following refusal of planning
application 15/2265/12/F for construction of 8 dwellings)

0

0

7

Dartmouth

0805/16/FUL

Police Station Mayors Avenue
Dartmouth Devon TQ6 9NF

Proposed demolition of existing police station. Erection of
four-storey residential development (consisting of 5no.
flats) with retained police use and parking at ground floor.

0

0

5

2167/16/FUL

Lower Broad Park Dartmouth
TQ6 9EY

READVERTISEMENT Construction of three dwellings at
site of redundant
Guttery Reservoir following demolition of redundant
reservoir building

0

0

3

Dartmouth

3558/16/PDM

Agricultural Barns at New Barn
Farm Norton Devon TQ6 0NH

Notification for prior approval for proposed change of use of
agricultural building to 3no. dwelling houses (Class C3) and
for associated operational development (Class Q(a+b))
(resubmission of 1707/16/PDM)

0

0

3

Dartmouth

15/1919/14/F

George & Dragon, Mayors
Avenue, Dartmouth, TQ6 9NG

Alterations and extension to public house, and creation of
manager's living accommodation

0

0

1

Parish

Planning
Application
Number

Address

Dartington

14/1808/15/A
GDPA

Dartington

Dartmouth
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Refurbishment of existing school rooms and creation of
2no. flats

0

0

2

Alterations to the previously approved new build scheme
15/0875/15/F

0

0

1

Parish

Planning
Application
Number

Dartmouth

15/1998/14/F

Dartmouth

3378/16/FUL

Dartmouth

3415/16/POD

36 Victoria Road Dartmouth
Devon TQ6 9SA

Notification for prior approval for a proposed change of use
of building from office use (Class B1(a)) to dwelling house
(Class C3) (Class O)

0

0

1

Dartmouth

1557/16/FUL

5 Duke Street Dartmouth
TQ6 9PY

Proposed change of use from jewellers workshop and store
to a residential unit at second floor level of existing building

0

0

1

Dartmouth

2129/16/FUL

20 Newcomen Road Dartmouth
Devon TQ6 9BN

Change of use of ground floor of former Presbytery to
residential use

0

0

1

Dartmouth

2018/16/PDM

Lower Norton Barn Lower
Norton Cottage Dartmouth

Notification for Prior Approval for a proposed change of use
of agricultural building to dwelling house (C3) and
associated operational development (Class Qa & b)

0

0

1

Dartmouth

1358/16/FUL

Plot Adjacent To No.6 Ford Val
Dartmouth TQ6 9ED

Re-submission of Planning Approval 15/2204/12/F for
amended design of
dwelling

0

0

1

Dartmouth

0470/16/FUL

Land adjacent to 50 Above
Town Dartmouth Devon
TQ6 9RG

Re-advertisement (Amended Address) Planning application
for proposed
new 3 storey residence.

0

0

1

Dartmouth

2909/15/FUL

Land at SX 288020 50602
Southtown Dartmouth Devon
TQ6 9BZ

Proposed single dwelling.

0

0

1

Dartmouth

15/2236/15/F

Land Sx874 513 North East Of
3 Vicarage Hill Dartmouth
Devon TQ6 9EW

Construction of 3 bedroom dwelling with associated car
parking, access and landscaping

0

0

1

Address
Dartmouth Pre-School, South
Ford Road, Dartmouth,
TQ6 9QS
14 Broadstone Dartmouth
TQ6 9NR
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Proposed New Dwelling At Sx
Woodford Townstal Hill
Dartmouth. Devon TQ6 9PA

Erection of new dwelling and associated garage and
parking

0

1

0

15/3027/14/O

12 North Ford Road Dartmouth
Devon TQ6 9EP

READVERTISEMENT (Additional plan received): Outline
application (some matters reserved) for demolition of
existing dwelling and rebuilding to form 2no. dwellings with
parking

0

0

1

Dartmouth

15/0138/15/F

Garages Adjacent To 3
Sandquay Road Dartmouth
Devon

Demolish existing garages and reform as three garages
with a loft apartment above

0

0

1

Dartmouth

15/0739/15/F

Browns Norton Farm Norton
Dartmouth Devon TQ6 0ND

Conversion of redundant agricultural barn into single
residential dwelling, erection of new carport and associated
works (amendments to approval 15/0481/10/F)

0

0

1

Dartmouth

15/1820/14/F

Extension and change of use from B8 use to C3 to create
residential dwelling and garage

0

0

1

Dartmouth

15/2821/14/F

Change of use of office & alterations to the 5th floor to
create 1no. residential dwelling

0

0

1

Dartmouth

15/1830/14/F

Alterations and conversion to create additional dwelling

0

0

1

Dartmouth

15/0392/14/F

Proposed dwelling site at SX
8701 5148, Church Road,
Dartmouth, TQ6 9HQ

Erection of new dwelling (resubmission of 15/1874/13/F)

0

0

1

Dartmouth

15/0160/14/F

2 Yorke Road, Dartmouth,
TQ6 9HN

Conversion of single dwelling into two separate dwellings

0

1

0

Dartmouth

15/2204/12/F

adjacent to 6 Ford Valley, Ford
Valley, Dartmouth

Resubmission of planning reference 15/2862/11/F for
amended design

0

1

0

Parish

Planning
Application
Number

Address

Dartmouth

15/2268/15/F

Dartmouth

2 Coles Court, Dartmouth,
TQ6 9BW
Fifth Floor, The Pottery, Warfleet
Creek Road, Warfleet,
Dartmouth, TQ6 9GJ
Skerries, Ford Bank Apartments,
Vicarage Hill, Dartmouth,
TQ6 9EW
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11 - 12 Fairfax Place, Dartmouth

Internal alterations to ground and first floor to include
change of use of first floor from retail to a separate two
bedroom flat

0

1

0

15/1712/10/F

Site adj Evelyn Cottage, 2
School Steps, School Steps,
Dartmouth, TQ6 9RF

Resubmission of 15/1077/09/F for erection of new dwelling

0

1

0

Diptford

17/2463/15/A
GDPA

Springfield Farm Moreleigh
Totnes Devon TQ9 7JR

Prior approval for proposed change of use of agricultural
building to 2no. dwelling house (Class C3) (Class Q)

0

0

2

Diptford

0318/17/PDM

Horner Barn Lower Horner
Halwell Devon TQ9 7LD

Notification for Prior Approval for proposed change of use
of agricultural building to a dwelling house (Class C3) &
associated operational development.

0

0

1

Diptford

2381/16/PDM

Land at Wagland Park Farm
Diptford Halwell Totnes
TQ9 7LB

Prior approval for proposed change of use of agricultural
building to
provide two dwelling houses (Class 3) (Class Qa only)

0

0

1

Diptford

1564/16/ARM

Wheeldon Farm Wheeldon
Service Road Halwell Devon
TQ9 7JY

Reserved matters application following outline approval
2874/15/OPA
for provision of agricultural dwelling

0

1

0

Diptford

0916/16/PDM

The Barn at Trimswell Farm
Beenleigh Diptford Devon
TQ9 7NF

Prior approval for a proposed change of use of agricultural
building
to a dwelling house and associated operational
development

0

1

0

Diptford

17/2222/15/F

Diptford Downs Barns Diptford
Totnes Devon TQ9 7PB

Conversion of barn to dwelling

0

0

1

Diptford

17/1627/15/F

Proposed Barn Conversion At
Sx 7282 5688 Rear Of Church
Park Close Diptford TQ9 7PH

Replacement of existing field barn with new dwelling
(resubmission of 17/1200/15/F)

0

0

1

Diptford

17/2343/11/F

Little Larcombe Farm, Diptford

Erection of a dwelling

0

1

0

Parish

Planning
Application
Number

Address

Dartmouth

15/1878/11/F

Dartmouth
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Proposed dwelling at SX8656
5484, The Lane, Dittisham

Change of use of boathouse/workshop/sail loft to self
contained dwelling

0

0

1

18/2471/14/F

Development site at SX 8613
5495 to the north of Hill Cottage,
Dittisham, Dartmouth

Erection of new dwelling

0

1

0

18/1559/11/F

April Cottage, The Level,
Dittisham

Resubmission of 18/2365/10/F for demolition of April
Cottage and replacement with 2 dwellings

0

1

0

East Allington

3113/16/PDM

Flear Barn At Sx 7652 4724
Road From School Junction
Cross To Flear Mill East
Allington Devon

Prior approval for proposed change of use of agricultural
building to
dwelling house (Class C3) and for associated operational
development (Class Q(a+b)) (resubmission of
1744/16/PDM)

0

0

1

East Allington

2769/16/PDM

Pond Field Barn Rimpston Farm
Flear Cross To Rimpston Cross
East Allington Devon TQ9 7RQ

Prior approval for a proposed change of use of agricultural
building to a dwelling house (Class C3) and for associated
operational development (Class Q)

0

0

1

East Allington

1890/16/OPA

Kellaton Farm Kellaton Cross
To Coles Cross Along Zc247
East Allington Devon TQ9 7PY

Outline application with all matters reserved for an
agricultural workers dwelling

0

0

1

East Allington

2046/16/PDM

Waydown Barn, Rimpston Farm
Track West Of Kingsbridge Fork
Cross East Allington Devon

Notification for prior approval for proposed change of use of
agricultural building to dwelling house
(Class C3)(Class Qa)

0

0

1

East Allington

19/1789/15/R
M

Proposed Development Site At
Sx 769 500 Fallapit Barton East
Allington Totnes TQ9 7QE

Reserved matters application following outline approval
19/0624/15/O for access to dwelling, scale, appearance
and layout together with landscaping plan

0

0

1

Parish

Planning
Application
Number

Address

Dittisham

18/2312/14/F

Dittisham

Dittisham
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Proposed development site at
SX 769 500, Fallapit Barton,
East Allington, Totnes TQ9 7QE

Outline application (with all matters reserved) for erection
of permanent dwelling for an agricultural worker

0

0

1

19/2247/13/F

1 Vineyard Terrace, East
Allington, Totnes, TQ9 7QZ

Alterations and extension to existing single storey
extension to provide new dwelling unit

0

1

0

East Allington

19/1165/11/R
M

Fields & Furrows, Coles Cross,
East Allington

Erection of a dwelling

0

1

0

Ermington

1675/16/FUL

Cleeve Farm Barns Cleeve
Ivybridge Devon PL21 0LP

Conversion of redundant barns to 2No. habitable dwellings

0

0

2

Ermington

2659/15/FUL

Crooked Spire Inn The Square
Ermington Devon PL21 9LP

Conversion of part of redundant premises to form two new
dwellings.

0

0

2

Ermington

2333/16/PDM

Barn at East Burraton Cross To
Luson Burraton Devon PL21
9LA

Prior approval for proposed change of use of agricultural
building to
dwelling house (Class C3) (Class Qa)

0

0

1

1938/16/PDM

Agricultural Building at Lower
Burraton Farm Lane Past Lower
Burraton Farm Burraton Devon
PL21 9LA

Notification for prior approval for proposed change of use of
agricultural building to dwelling house (Class C3) Class Q
(a)

0

0

1

Ermington

1412/16/PDM

Agricultural building Thornham
Ermington Devon PL21 0LG

Prior approval for proposed change of use of agricultural
building to
dwelling house (Class C3) and for associated operational
development

0

0

1

Ermington

21/2404/15/F

1 Chapel Street Ermington
Ivybridge PL21 9ND

Erection of 3 bed detached dwelling

0

0

1

2715/15/PDM

SX6155 7772 Hunsdon Road
Ivybridge

Prior approval for a proposed change of use of agricultural
building
to a dwelling house (C3) and associated operational
development

0

0

1

Parish

Planning
Application
Number

Address

East Allington

19/0624/15/O

East Allington

Ermington

Ermington
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Brook Farm Ivybridge Devon
PL21 9LE

Alterations to adjoining farmhouse for residential use.
Conversion of barn to residential use. Change of use of
existing farm shed for equestrian use (stables)

0

0

1

Proposed Dwelling At Sx 625
537 Higher Preston Barn
Westlake Ivybridge

Conversion of stone barn to dwelling

0

0

1

Outline Planning Application for 3 dwellings

0

0

3

Erection of a single attached dwelling including parking and
landscaping

0

0

1

Higher Seawardstone Farm
Short Lane End To Cliston
Cross Halwell Devon TQ9 7AB

Outline application with all matters reserved for provision of
agricultural dwelling

0

0

1

2943/15/FUL

Island Barn, Land adj. Island
House Moreleigh Totnes
TQ9 7JH

Demolition of existing agricultural barn, replacing with new
dwelling house and double garage

0

1

0

Halwell &
Moreleigh

22/1927/14/F

Proposed dwelling at SX7661
5299, Island Farm, Moreleigh,
Totnes, TQ9 7JH

Demolition of existing buildings and erection of dwelling

0

0

1

Halwell &
Moreleigh

22/1928/14/F

Proposed dwelling at SX 7660
5295, Island Farm, Moreleigh,
Totnes, TQ9 7JH

Demolition of existing buildings and erection of dwelling

0

0

1

Halwell &
Moreleigh

22/0398/14/O

West Bickleigh Farm, Halwell,
Totnes, TQ9 7HZ

Outline application (all matters reserved) for agricultural
worker's dwelling

0

0

1

Halwell &
Moreleigh

22/2768/12/F

Orchard Barn, Washbourne,
Totnes

Conversion of redundant barn into residential unit of
accommodation

0

1

0

Parish

Planning
Application
Number

Address

Ermington

21/1707/15/F

Ermington

21/1923/15/F

Halwell &
Moreleigh

1310/16/OPA

Halwell &
Moreleigh

2617/16/FUL

Halwell &
Moreleigh

1542/16/OPA

Halwell &
Moreleigh

Land Adjacent Tor View
Moreleigh Devon TQ9 7JQ
4 Gripstone Cottages Road
Serving Gripstone Cottage
Halwell TQ9 7JF
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2551/16/PDM

Higher Dorsley Barton Green
Lane To North Of Copperthorne
Cross Harberton Devon
TQ9 6DN

Notification for prior approval for a proposed change of use
of agricultural building to three dwelling houses (Class C3)
& associated operational development.

0

0

3

Harberton

2662/16/PDM

The Dutch Barn at SX 766 741
Blakemore Farm Harberton
Devon TQ9 6DN

Prior approval for proposed change of use of agricultural
building to 2no. dwelling houses (Class C3) and for
associated operational development (Class Qa+b)

0

0

2

Harberton

2634/15/OPA

Little Grove Farm Harberton
Totnes TQ9 6EW

Outline application (all matters reserved) for the conversion
of barn to 1no. live/work unit, 1no. workshops and
1no.holiday let.

0

0

1

Harberton

0201/16/FUL

Application for conversion of barn to two residential
dwellings

0

0

2

Harberton

23/1399/08/F

Conversion from single dwelling to three dwellings

0

2

0

Harberton

1049/16/PDM

The Orchard Lane From Higher
Grove To Lower Ashridge Farm
Harberton Devon TQ9 6EW

Application for prior approval for a proposed change of use
from an
agricultural building to a dwelling house Class C3

0

0

1

Harberton

23/1418/15/F

Land At Sx7822 56074 North Of
Hillcroft Woodcourt Road
Harbertonford Totnes TQ9 7TS

Erection of split level dwelling (resubmission of approval
23/0183/15/F)

0

0

1

Harberton

23/1630/14/F

Development Site At Sx782560
Harbertonford Devon TQ9 7TS

Erection of new dwelling

0

0

1

Harberton

23/2592/14/VA
R

Bridge House, Tigley,
Harberton, TQ9 6EW

Removal of conditions 4 and 5 of approval 23/1030/11/F to
allow use as permanent residential dwelling

0

0

1

Planning
Application
Number

Address

Harberton

Parish

Hernaford Farm Moreleigh
Road To A381 Harbertonford
Devon TQ9 7HY
South Down, Sandwell,
Harberton
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Mill Meadow, Harbertonford,
Totnes, TQ9 7SZ

Replacement of dwelling with two new dwellings
(resubmission of application 23/2775/12/F)

0

0

1

23/1179/13/O

Hillcroft, Moreleigh Road,
Harbertonford, Totnes

Outline planning application for the erection of single
dwelling within garden of existing property.

0

1

0

Holbeton

25/2335/15/F

Bakers Barn Brent Hill Holbeton
Plymouth PL8 1LX

Change of use from one dwelling to two dwellings and
associated works

0

1

0

Holbeton

28/2591/12/F

Store off Coronet Place, Fore
Street, Kingsbridge

Full application for conversion of redundant store to create
single dwelling.

0

1

0

Holbeton

25/172615/F

Mildmay Colours Inn, Fore
Street, Holbeton, Devon,
PL8 1NA

Internal alterations to the public house with separation of
part of the property to form a new Dwelling.

0

1

0

Ivybridge

3074/15/FUL

Greenwood Western Road
Ivybridge Devon PL21 9AN

Erection of 5 new dwellings

0

0

5

Ivybridge

27/2143/15/F

South View House Cole Lane
Ivybridge Devon PL21 0DG

Retention of existing dwelling, erection of 3 new dwellings
& associated garage. Conversion of store over existing
garage for home office.

0

0

3

Ivybridge

27/1801/14/F

Plum Tree Court, Fore Street,
Ivybridge

Erection of 2No 3 bedroomed dwellings

0

0

2

Ivybridge

0345/16/FUL

Land To Rear Of Oate Villa
Western Road Ivybridge

Demolition of existing garage/store and construction of
single dwelling with parking

0

0

1

Ivybridge

27/1840/15/F

7 Proposed Development Site At
7 Costly Street Ivybridge Devon
PL21 0DB

Erection of new dwelling house

0

0

1

Ivybridge

27_57/0923/15
/F

Godwell House Godwell Lane
Ivybridge Devon PL21 0LT

Construction of new dwelling and detached double garage
with office accommodation over (resubmission of
27_57/1976/14/F)

0

0

1

Parish

Planning
Application
Number

Address

Harberton

23/2278/13/F

Harberton
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Development Plot Ivydale
Godwell Lane, Ivybridge

New residential dwelling with detached double garage

0

1

0

27/2823/12/F

Land adjacent to Whitegate,
Beacon Road, Ivybridge

Erection of four bedroom house

0

1

0

Ivybridge

27/1053/12/F

26 Keaton Road, Ivybridge

Alterations to dwelling to form ground floor flat

0

1

0

Kingsbridge

28/0287/08/F

76 Wallingford Road,
Kingsbridge

Resubmission of application 28/2136/07/F for the erection
of three dwellings

2

1

0

Kingsbridge

3434/16/FUL

The Old Chapel Baptist Lane
Kingsbridge Devon TQ7 1QD

Change of use from meeting room/clubs into a 3 bedroom
dwelling and a 2 bedroom dwelling

0

2

0

Kingsbridge

2508/16/FUL

Alta Vista Westville Hill
Kingsbridge TQ7 1HE

Converting house of multiple occupancy to three assisted
living flats

0

0

2

Kingsbridge

0427/16/FUL

Widegates 56 Embankment
Road Kingsbridge Devon
TQ7 1LA

Amendments and revisions to previous planning approval
28/1630/15/F for the erection of two new dwelling and
associated garage and landscaping on site of previously
demolished dwelling.

0

0

2

Kingsbridge

4162/16/FUL

12 Buckwell Road Kingsbridge
TQ7 1NQ

Proposed erection of single detached dwelling

0

0

1

Kingsbridge

1685/16/FUL

9 Alvington Terrace Kingsbridge
TQ7 1HD

Resubmission of application 3005/15/FUL - Erection of a
new dwelling in the rear garden of an existing terraced
house

0

0

1

Kingsbridge

0622/16/FUL

Store off Coronet Place Fore
Street Kingsbridge Devon TQ7
1BT

Retrospective application for amendments to planning
approval 28/2591/12/F for conversion of store to a single
dwelling

0

0

1

Kingsbridge

28/2282/15/F

Wistaria Dental Studio Wistaria
Place Kingsbridge Devon TQ7
1BW

Change of use from workshop/dental studio to residential
dwelling

0

1

0

Parish

Planning
Application
Number

Address

Ivybridge

28/0863/13/F

Ivybridge
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Demolition of existing bungalow and construction of 2no
dwellings (resubmission of approval 28/0952/12/F)

0

0

1

Parish

Planning
Application
Number

Kingsbridge

28/2032/15/F

Kingsbridge

28/1630/15/F

Widegates 56 Embankment
Road Kingsbridge Devon TQ7
1LA

Erection of 2no. new dwellings and associated landscape
on site of previously demolished dwelling - main dwelling to
include pool and garage

0

1

0

Kingsbridge

28/0416/15/F

Proposed Development Site At
Sx 7383 4337 Embankment
Road Kingsbridge TQ7 1JZ

Erection of 3no. three storey terraced houses

0

0

1

Kingsbridge

28/2221/14/F

Lower Slade Farm, Kingsbridge,
TQ7 2HE

Conversion of redundant barn to residential dwelling

0

1

0

Kingsbridge

28/2383/14/F

83B Fore Street, Kingsbridge,
TQ7 1AB

Change of use of former Printworks to form single dwelling,
demolition of single storey infill extension and replacement
with two storey infill extension

0

1

0

Kingsbridge

28/0067/14/F

Land at SX7343 4400,
Springfield Drive, Kingsbridge

Erection of single detached dwelling

0

1

0

Kingsbridge

28/0096/14/F

1 Belle Vue Road, Kingsbridge,
TQ7 1LY

Demolition of existing residential garage and store.
Erection of new garage with first-floor residential apartment
above

0

1

0

Kingsbridge

28/1331/13/F

8 Hurrell Road, Kingsbridge,
Devon, TQ7 1ER.

Full planning application for the erection of new dwelling
with associated parking.

0

1

0

Kingsbridge

28/0089/13/F

Conversion of garage/workshop (Unit3) and office (Unit 4)
into 1 bedroom flat

0

1

0

Kingsbridge

28/1474/12/F

New dwelling

0

1

0

Kingsbridge

28/1033/11/F

Unit 3 and 4 , The Old Forge,
Ebrington Street
Land off Springfield Drive,
Kingsbridge
Land adjacent 32 Henacre
Road, Kingsbridge, TQ7 1DN

Resubmission of 28/1430/10/F for proposed erection of
single detached dwelling

0

1

0

Address

17 Belle Cross Road
Kingsbridge Devon TQ7 1NL
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Proposed Development Site At
Godwell Court Godwell Lane
Ivybridge Devon PL21 0LT

Erection of 2no. detached dwellings

0

2

0

29/2276/15/O

Proposed Development Site At
Sx6390 4802 Adj Trebles
Cottage Kingston Kingsbridge
TQ7 4PT

Outline application with all matters reserved for erection of
1no. detached dwelling

0

0

1

Kingston

29/2762/14/F

Proposed barn conversion at SX
632 472, Scobbiscombe House ,
Kingston TQ7 4EU

Conversion of agricultural barn to residential dwelling
(resubmission of 29/1852/14/F)

0

0

1

Kingswear

30/0704/15/F

Development site adjacent to 1
Raddicombe Drive, Raddicombe
Drive, Hillhead, Brixham

Erection of 3No dwellings and associated groundworks
(previously approved under 30/0200/11/F)

0

0

3

Kingswear

30/1799/14/F

Plot To Rear Of Inglewood
Cottages Higher Contour Road
Kingswear Devon TQ6 0AT

Erection of 2no. flats with garages and parking

0

0

2

Kingswear

30/0972/15/F

Development at Raddicombe
Farm, Raddicombe Lane,
Hillhead, Brixham TQ5 0EX

Erection of 2 dwellings (amendment to planning consent
30/2210/10/F)

0

0

2

Kingswear

30/3212/14/F

Plot 4, Lower Contour Road,
Kingswear

Erection of 2no. flats

0

0

2

Kingswear

0253/16/FUL

Putts Reservoir Upper Wood
Lane Kingswear Devon
TQ6 0DH

Application for redevelopment of brownfield site (redundant
reservoir)to provide one dwelling

0

0

1

Kingswear

2947/15/FUL

The Garage Site Beacon Road
Kingswear

Demolition of existing garage and stone wall and erection
of a 2
storey structure with parking for 2 cars and a
studio flat at first floor level

0

0

1

Kingswear

30/2027/15/F

Land Adjacent To Creek Haven
Lower Contour Road Kingswear
Dartmouth TQ6 0AL

Proposed new three bedroomed dwelling

0

0

1

Parish

Planning
Application
Number

Address

Berry Pomeroy

27/1505/15/F

Kingston
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Wayside Lower Contour Road
Kingswear Dartmouth TQ6 0AL

Alterations to provide 2no. garages, lift and conversion to
2no. dwellings

0

0

1

Higher Contour Cottage
Redoubt Hill Kingswear
Dartmouth TQ6 0DA

Outline application with some matters reserved for
detached dwelling with ancillary garage

0

0

1

Erection of a single two storey dwelling and separation of
part of garden

0

0

1

Construction of 4 bedroomed house

0

0

1

Land adj. Littlecroft, Higher
Contour Road, Kingswear,
TQ6 0DE

Erection of new dwelling (amendment to approval
30/1580/11/F)

0

0

1

2916/16/ARM

Deapp Farm Grattons Lane
Totnes TQ9 6LZ

Application for approval of reserved matters following
outline approval 0250/16/OPA for agricultural dwelling

0

0

1

Berry Pomeroy

1700/16/PDM

Little Barton Staverton TQ9 6NA

Notification of Prior Approval for proposed change of use of
agricultural building to residential dwelling house

0

0

1

Loddiswell

32/1722/15/F

Development Site At Pendarves
Loddiswell Devon TQ7 4RQ

Erection of 5no. dwellings

0

0

5

Loddiswell

32/0689/14/F

Higher Hatch Farm, Loddiswell,
Kingsbridge TQ7 4AJ

Conversion of barns to four residential dwellings and two
holiday lets and associated external works

0

1

3

Parish

Planning
Application
Number

Address

Kingswear

30/1724/15/F

Kingswear

30/1873/15/O

Kingswear

30/1422/14/F

Kingswear

30/0067/15/F

Kingswear

30/1580/11/F
30/0838/14/F

Berry Pomeroy

The Anchorage Redoubt Hill
Kingswear Dartmouth TQ6 0DA
Proposed development site
SX9033 5359, Land adjacent
Pilgrim Cottage, Penhill Lane,
Hillhead, TQ5 0EY
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Land Adjoining Town Lane
Loddiswell TQ7 4RQ

Construction of a detached dwelling and garage

0

0

1

32/2729/14/VA
R

Roadside Barn, Towns Lane,
Loddiswell, TQ7 4QY

Variation of condition (g) of approval 32/0290/93/3 to allow
use a separate permanent residential unit

0

1

0

Malborough

33/2944/11/F

143 Cumber Close, Malborough,
TQ7 3DG

Change of use from community rooms to dwelling

0

1

0

Marldon

34/0485/14/F

Occombe House, Preston Down
Road, Preston, TQ3 1RN

Proposed 2no. residential assisted living dormer bungalows
with ancillary parking and landscaping

1

0

1

Marldon

34/1133/15/F

Brownscombe Barn At Sx 8582
6468 Brownscombe Wood
Ipplepen Road Marldon

Change of use of agricultural building to dwelling house
(C3)

0

0

1

Marldon

34/2927/14/F

1 Churscombe Green, Marldon,
Paignton, TQ3 1NT

Erection of new dwelling

0

1

0

Marldon

34/2862/13/F

Alterations to ground-floor flat to form separate selfcontained studio flat

0

1

0

Marldon

34/1821/14/F

Proposed residential dwelling & garage

0

1

0

Modbury

35/0858/15/F

Development Site At Sx 659 516
West Of 6-8 Tuckers Brook
Modbury Devon

Erection of 2no. 3 bedroom bungalows with integral garage
with pedestrian and vehicular access off Tuckers Brook

0

0

2

Modbury

35/3163/14/F

Proposed development of barn
at SX 6562 5292, Higher
Sheepham, Modbury, Ivybridge

Conversion of barn into 2no. dwelling units

0

0

2

Modbury

3346/16/PDM

Barn at Traine Paddock Lane to
Low Mead Modbury

Prior approval for proposed change of use of an agricultural
building
to residential.

0

0

1

Parish

Planning
Application
Number

Address

Loddiswell

1977/16/FUL

Loddiswell

3 Fernlea Cottage, Village Road,
Marldon, TQ3 1SJ
Adjoining Green Westerland ,
Westerland, Marldon, Devon,
TQ3 1RR
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Building at Penn Parks Farm
Modbury Ivybridge Devon
PL21 0TB

Prior approval for a proposed change of use of agricultural
building
to a dwelling house.

0

0

1

2449/16/FUL

Development Plot To Rear Of
Kingsland Brownston Street
Modbury PL21 0RQ

Conversion of an existing garage and existing foundations
to a form a new dwelling

0

0

1

Modbury

2303/16/PDM

Spindlebrook Farm Sheepham
Bridge Modbury Devon

Prior approval for proposed change of use of agricultural
building
to dwelling house(class C3) and for associated
operational development(Class Qa+b)

0

0

1

Modbury

2293/16/PDM

Chatwell Farm Chatwell Lane
Modbury Devon

Prior Approval for proposed change of use of agricultural
building to dwelling house (Class C3) and for associated
operational development(Class Q(a + b))

0

0

1

Modbury

3013/15/FUL

Proposed Development Site At
Sx 6573 5167 Back Street
Modbury Devon

Erection of detached dwelling

0

0

1

Modbury

0945/16/FUL

Provision of dwelling for rural worker/agricultural contractor

0

1

0

Modbury

35/2413/15/F

Conversion of barn to dwelling and relocation of access

0

1

0

Modbury

35/1940/15/A
GDPA

Westerns Barn At Sx 672 510
Trehele Farm Modbury Ivybridge
PL21 0SA

Prior approval for proposed change of use of agricultural
building to dwelling house (Class C3) (Class Q)

0

0

1

Modbury

35/2347/14/O

SX689 524, Leigh Cross,
Modbury, PL21 0SH

Outline application (all matters reserved) for erection of
agricultural workers dwelling

0

1

0

Modbury

35/1900/14/F

Croppins Coombe, Modbury,
Ivybridge PL21 0TU

Change of use of farm buildings to housekeepers cottage
and library/store, ancillary to the use of the existing house

0

1

0

Parish

Planning
Application
Number

Address

Modbury

3369/16/PDM

Modbury

Priory Farm Fancy Cross To
Little Orcheton Modbury Devon
PL21 0TB
Bonny Moor Barn At Sx 668 521
Modbury Modbury Devon
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Green Vale, Modbury, Devon,
PL21 0SR

4 bedroomed detached dwelling house

0

1

0

3471/16/FUL

Pillory Hill Noss Mayo
PL8 1DX

Change of use of ancillary unit of self contained
accommodation to permanent dwelling and minor changes
to external terrace.

0

0

1

Newton & Noss

2614/15/FUL

Revelstoke Coombe Hillside
Cottages Side Road Noss Mayo
Devon PL8 1EJ

Construction of new Dormer Bungalow

0

0

1

Newton & Noss

0791/16/OPA

Cottage Green Parsonage
Road Newton Ferrers Devon
PL8 1AS

Outline application with some matters reserved for the
erection of a bungalow and a detached garage

0

0

1

Newton & Noss

37/1772/15/F

Development Site At Sx 552 484
Archers Court Newton Ferrers
PL8 1BD

Change of use from agricultural & storage area for
construction of single dwelling

0

1

0

Newton & Noss

37/0518/15/F

Briar Hill Farm, Court Road,
Newton Ferrers, Plymouth
PL8 1AR

Replacement of existing barns with two holiday homes and
owners dwelling with storage space

0

0

1

Newton & Noss

37/0176/15/F

Proposed development site at
SX 5423 4823 Beacon Hill,
Newton Ferrers

Change of use of land from agriculture to residential (C3)
and erection of single storey dwelling

0

0

1

Newton & Noss

37/2600/14/F

The Cottage, 97 Court Road,
Newton Ferrers, Plymouth
PL8 1DE

Erection of dwelling with ancillary studio and garage to
replace existing garage/ancillary living accommodation

0

0

1

North Huish

1130/16/OPA

Colmer View Farm California
Cross To Colmer Cross
Modbury Devon PL21 0SG

Application for outline planning permission with all matters
reserved for Agricultural dwelling.

0

0

1

Parish

Planning
Application
Number

Address

Modbury

35/0121/10/F

Newton & Noss
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Lower Greenslade Farm
Avonwick Devon TQ10 9EZ

Outline planning permission with all matters reserved for a
permanent agricultural worker's dwelling

0

0

1

New Barn, Manor Farm Diptford
To North Huish North Huish
Devon TQ10 9NN

Conversion of redundant agricultural stone barn to dwelling

0

0

1

Conversion of redundant agricultural stone barn to a
dwelling

0

0

1

Change of use from store to barn conversion for dwelling

0

1

0

Higher Colmer Modbury Devon
PL21 0SG

Erection of new dwelling with detached garage and car port
to rear and associated works

0

0

1

39/0516/15/F

Hollywood, Cummings Pond
Lane, Rattery, South Brent,
TQ10 9NT

Demolition of existing building and creation of timber
framed building for residential occupation (resubmission of
39/2214/14/F)

0

0

1

Ringmore

40/1340/11/F

Renton Farm, Kingston,
Kingsbridge, TQ7 4HE

Conversions of stone barns to one dwelling and one
holiday cottage together with visibility improvements

0

1

0

Salcombe

41/3063/13/F

Treetops, St Dunstans Road,
Salcombe, TQ8 8AR

Demolition of existing dwelling and replacement with three
apartments

2

0

0

Salcombe

2843/16/FUL

Merrivale Main Road Salcombe
Devon TQ8 8JW

Erection of new dwelling in garden plot

0

0

1

Salcombe

2704/16/FUL

Ridge House Grenville Road
Salcombe TQ8 8BJ

Demolition of Ridge House and replacement with two semidetached dwellings with parking (amendments to approval
41/0314/14/F)

0

0

1

Parish

Planning
Application
Number

Address

North Huish

0693/16/OPA

North Huish

0482/16/FUL

North Huish

38/2488/15/F

North Huish

38/2223/15/F

North Huish

38/1001/15/F

Rattery

The Linhay Manor Farm Barns
North Huish South Brent
TQ10 9NN
Top Barn The Village North
Huish TQ10 9NH
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41/1262/15/F

Development Site At Sx 738 392
Former Gas Works Gould Road
Salcombe TQ8 8DU

Demolition of existing stone boundary wall and
redevelopment of site to form 300sqm of A1, A2 and A3
ground floor commercial space and 5no. residential units
above, new vehicular access and parking

0

0

1

Salcombe

2131/16/FUL

St Brelades Bonaventure Road
Salcombe TQ8 8BG

Demolition of existing detached dwelling and replacement
with two new semi-detached dwellings

0

1

0

Salcombe

41/2068/15/F

Salvora Grenville Road
Salcombe Devon TQ8 8BJ

Erection of single detached dwelling

0

0

1

Salcombe

2857/15/FUL

Lower Collaton Farm Lane To
Lower Collaton Malborough
Devon TQ7 3DJ

Change use from annexe accommodation to separate
dwelling

0

0

1

Salcombe

41/2024/15/F

The Garden Store Cottles Quay
Thorning Street Salcombe
Devon TQ8 8DW

Change of use, extension and redevelopment to form
residential dwelling

0

0

1

Salcombe

41/2383/15/F

Uppercot Devon Road
Salcombe Devon TQ8 8HJ

Construction of dwelling in garden plot with new access off
Bennett Road

0

0

1

Salcombe

41/0965/15/F

16 Buckley Street, Salcombe
TQ8 8DD

Change of use of 1 dwelling to 2 separate dwellings (studio
flat and 4 bedroom house) to include demolition of section
of wall to form new bin store and associated alterations

0

0

1

Salcombe

41/0139/15/F

Cottles Quay, Thorning Street,
Salcombe, TQ8 8DW

First floor apartment over retail/workshop premises

0

0

1

Planning
Application
Number

Address

Salcombe

Parish
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Extension of existing annex to create separate dwelling

0

0

1

Uppercot, Devon Road,
Salcombe, TQ8 8HJ
Land Adjacent River Knowle,
Main Road, Salcombe, Devon,
TQ8 8JW
Rutherfords, Herbert Road,
Salcombe

Construction of dwelling in garden plot (resubmission of
41/2256/13/F)

0

0

1

Full planning application for the erection of 2 storey
dwelling with associated parking bay.

0

1

0

Demolition of existing and replacement with 2 dwellings

0

1

0

41/1556/11/F

77A Fore Street, Salcombe,
TQ8 8BY

Proposed two storey extension to provide store associated
with existing shop and first floor residential flat

0

1

0

Shaugh Prior

1398/16/FUL

Land Adjacent Montague
Terrace Road To Blackalder
Terrace Saltram Terrace And
Montague Terrace Lee Moor
Devon PL7 5JD

Application for planning permission for construction for new
four-bedroom detached dwelling

0

0

1

Shaugh Prior

0154/16/PAM

Portworthy Reservoir Park Lane
Plympton Devon

Prior approval for change of use of storage/distribution
building to dwelling house

0

0

1

Frogmore &
Sherford

1844/16/FUL

Annex, Oddicombe House
Chillington Devon TQ7 2JD

Erection of dwelling, part retrospective (previously
approved as ancillary accommodation ref
43_53/1526/15/F)

0

0

2

Frogmore &
Sherford

0338/17/PDM

Eastern Field Barn Homefield
Farm Sherford Devon TQ7 2AT

Notification for prior approval for proposed change of use of
agricultural building to dwelling house (Class C3) and for
associated operational development (Class Q(a+b))

0

0

1

Frogmore &
Sherford

43/0876/15/F

Globe Inn Frogmore
Kingsbridge Devon TQ7 2NR

Erection of dwelling for owners accommodation

0

0

1

Parish

Planning
Application
Number

Address

Salcombe

41/1481/14/F

Plot adjacent to Lower Deck,
Shaws Corner, Devon Road,
Salcombe, TQ8 8JL

Salcombe

41/1478/14/F
41/2256/13/F

Salcombe

41/2190/13/F

Salcombe

41/1493/11/F

Salcombe
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Land at SX 778 439, Homefield
Park Farm, Sherford

Outline application (all matters reserved) for permanent
agricultural worker's dwelling to replace temporary mobile
home

0

0

1

43/0352/14/F

Frogmore Boat Yard, Frogmore,
Kingsbridge, TQ7 2NU

Application for construction of rural worker's dwelling
(resubmission of 43/3065/13/RM)

0

1

0

Frogmore &
Sherford

43/2217/12/F

The Store, Frogmore,
Kingsbridge

Conversion of store to a dwelling

0

1

0

Frogmore &
Sherford

43/1127/12/F

Site adjacent to Hill-Crest,
Frogmore

Erection of 3 bed room dwelling

0

1

0

Slapton

1856/16/FUL

Hillside Prospect Hill Slapton
TQ7 2PS

Change of use from craft shop to residential dwelling to
include modification to existing openings & re-roofing of
existing flat roof extension

0

0

1

Slapton

1127/16/FUL

Barnfields Slapton TQ7 2QD

Planning application for conversion and link extension to
barns to create a dwelling house together with associated
access and change of use to create residential curtilage.

0

0

1

Slapton

44/2533/15/F

Newton Farm Blackawton
Totnes Devon TQ9 7AG

Change of use from holiday accommodation/ancillary to
farmhouse into assured shorthold tenancy/ permanent let

0

0

1

Slapton

41/1450/15/F

Plot Adjacent To Lower Deck
Shaws Corner Devon Road
Salcombe TQ8 8JL

Replacement of existing annex with new dwelling
(resubmission of approval 41/1481/14/F)

0

1

0

Slapton

44/1852/13/F

Combe Cottage Carr Lane
Slapton Kingsbridge

Construction of a new house and creation of public open
space

0

0

1

Parish

Planning
Application
Number

Address

Frogmore &
Sherford

43/2584/14/O

Frogmore &
Sherford
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The Trough South Brent
TQ10 9JT

Notification for Prior Approval for a proposed change of use
of agricultural building to 2no. Dwelling houses (Class C3)
and associated operational development (Class Q(a+b))

0

0

2

45/0796/13/O
45/1380/14/R
M

Lower Eastmoore Farm,
Diptford, Totnes, TQ9 7PE

Outline planning application with all matters reserved for
the erection of an agricultural workers dwelling.

0

0

1

South Huish

46/3044/13/F

The Nest Market Garden
Galmpton Kingsbridge Devon
TQ7 3HA

Change of use from agricultural to development of 5no.
dwellings with associated garaging, access road and
landscaping (resubmission of 46/1578/13/F)

0

0

5

South Huish

0323/16/FUL

Land adjacent to the Olde
Barns The Square Hope Cove
Devon TQ7 3HR

New dwelling and associated landscaping

0

0

1

South Huish

46/3080/14/F

Homefield, Hope Cove,
Kingsbridge, TQ7 3HB

Erection of detached dwelling within the residential
curtilage of 'Homefield' (resubmission of 46/0087/14/F)

0

0

1

South Huish

46/2732/14/F

Lower Court Barn, Elmfields,
Galmpton, Kingsbridge,
TQ7 3EY

Conversion of barn to dwelling house

0

0

1

South Huish

46/0953/14/O

South Huish Farm, South Huish,
Kingsbridge, TQ7 3EH

Outline application (all matters reserved) for agricultural
dwelling

0

1

0

South Milton

2988/16/FUL

Development Site At Sx 679 422
Between Well Park and
Primrose Cottage South Milton
Devon

Erection of 3 bedroomed live work unit with associated car
port

0

0

1

South Milton

47/0825/15/F

Derowennek South Milton
Kingsbridge Devon TQ7 3JL

Provision of residential dwelling within garden of
Derowennek

0

0

1

South Milton

47/0061/15/O

South Down Farm, South Milton,
Kingsbridge, TQ7 3JX

Outline application (with all matters reserved) for the
provision of permanent agricultural workers dwelling to
replace mobile home

0

0

1

Parish

Planning
Application
Number

Address

South Brent

3011/16/PDM

South Brent
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Hingstons Cottage, South
Milton, Kingsbridge, TQ7 3JG

Provision of new dwelling in garden area adjacent to
Hingston Cottage

0

1

0

48/2450/15/F

Proposed Development Site At
Sx 773 400 Prowse Barn South
Pool Kingsbridge

Alterations, conversion and change of use of traditional
stone barn to a two bedroom dwelling with detached home
office

0

0

1

Sparkwell

3227/16/OPA

The Paddock Hemerdon Lane
Hemerdon Plymouth PL7 5BU

Outline application with all matters reserved for the erection
of three detached dwellings

0

0

3

Sparkwell

49/2053/15/A
GDPA

Birchland Barns Birchland
Farmhouse Birchland Way
Sparkwell Plymouth PL7 5DW

Prior approval for proposed change of use of agricultural
building to dwelling house (Class C3) and associated
operational development (Class Q)

0

1

0

Sparkwell

1027/16/PDM

Baccamore Blacklands Cross
To Stert Bridge Sparkwell Devon
PL7 5DF

Application for prior approval for a proposed change of use
of Agricultural Building to a Dwelling house Class C

0

0

1

Sparkwell

49/1775/15/F

Development Site At Waverley
Smithaleigh Plymouth Devon
PL7 5AX

Erection of 1no. single dwelling with integral garage east of
'Waverley' together with new garage for 'Waverley' with
existing vehicular access retained

0

0

1

Staverton

50/2308/15/PN
NEW

Whiteways Farm Staverton
Totnes Devon TQ9 6AL

Prior approval for change of use from storage or
distribution (Class B8) and any land within its curtilage to
9no. dwelling house (Class C3)

0

0

9

Staverton

2190/16/POD

Units 1-10 Staverton Offices
Staverton Devon TQ9 6AR

Prior approval for proposed change of use of building from
Office use
(Class B1a) to 4no. dwelling houses (Class C3)

0

0

4

Staverton

3552/16/FUL

Centre Barn Blackler Barton
Blackler Barton Service Road
Ashburton TQ13 7LZ

Conversion of redundant barn into 3-bedroomed dwelling
house

0

0

1

Parish

Planning
Application
Number

Address

South Milton

47/1866/13/F

South Pool
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2558/16/PDM

The Building Land at Barkingdon
Farm Wass Cross To Hillcroft
Past Barkington Manor
Staverton Devon TQ9 6AN

Notification for prior approval for a proposed change of use
of agricultural building to a dwelling house (Class C3) &
associated operational development.

0

0

1

Staverton

0302/16/FUL

Broadpark Chuley Hill
Ashburton SX 755692

Conversion of agricultural barn to dwelling (following class
Q approval)

0

0

1

Staverton

1731/16/PDM

Hillcroft Memory Cross To
Fursdon Cross Staverton Devon
TQ9 6AL

Notification for Prior Approval for proposed change of use
of agricultural building to dwelling house

0

0

1

Staverton

50/2494/15/A
GDPA

Agricultural Building At Sx7941
6576 Beaston Farm
Broadhempston Devon

Prior approval for change of use of an agricultural building
to a dwelling house

0

0

1

Staverton

50/1891/15/F

Weston Barn At Sx 7568 6467
Stretchford Farm Buckfastleigh
TQ11 0JY

Conversion of stone barn to residential dwelling

0

0

1

Staverton

50/0388/15/A
GDPA

Proposed dwelling at SX 7849
6521, Hillcroft, Staverton,
Totnes TQ9 6AL

Prior approval of proposed change of use of agricultural
building to residential dwelling (use class C3)

0

0

1

Berry Pomeroy

0194/16/PDM

Little Barton Staverton Totnes
Devon TQ9 6NA

Prior approval for a proposed change of use of agricultural
building to a dwelling house (Class Q(a) only)

0

0

1

Stoke Fleming

51/2355/15/F

Deer Park Inn Dartmouth Road
Stoke Fleming Devon TQ6 0RF

Demolition of existing building and construction of 11 new
apartments with associated car parking and landscaping
works

0

0

6

Stoke Fleming

4037/16/FUL

Hillfield Village Hillfield
TQ6 0LX

Erection of new unit of accommodation.

0

0

1

2929/16/PDM

Greenswood Barn Lower Ash
Farm Track From Eastdown
Farm To Lower Ash Farm
Blackawton Devon TQ6 0LR

Prior approval for proposed change of use of agricultural
building to
dwelling house (Class C3) and for associated operational
development (Class Q(a+b))

0

0

1

Planning
Application
Number

Address

Staverton

Parish

Stoke Fleming
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Planning
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Number

Stoke Fleming

2198/16/FUL

Stoke Fleming

51/2966/14/F

Stoke Fleming

51/3056/14/F

Stoke Fleming

51/0701/14/F

Stoke Fleming

51/1764/12/F

Stoke Gabriel

Description

Total
Dwelling
Completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

Conversion of leisure building into single dwelling

0

0

1

Construction of new dwelling

0

0

1

Creation of new residential dwelling within boundary of
'Deer Park Inn'

0

0

1

Address
Higher Bowden Farm Road
From Ash House Farm To
Bowden Cross Bowden Devon
TQ6 0LH
2 Manor Court Stoke Fleming
Dartmouth TQ6 0PG
Development site at SX 8645
4913, Dartmouth Road, Stoke
Fleming, TQ6 0RF
Development site at SX 8329
5110, Bugford, Dartmouth, TQ6
0LT
rear of 6 Deer Park Road, Stoke
Fleming

Demolition of former workshop and erection of new
dwelling and detached garage

0

0

1

Conversion of existing building to rear of property to
dwelling

0

1

0

52/1249/10/F

Waddeton Barton Farm,
Waddeton, Brixham

Conversion of redundant barns to four permanent and one
holiday/ancillary dwellings

0

4

0

Stoke Gabriel

52/2081/15/F

Marians Maples Vicarage Close
Stoke Gabriel Devon TQ9 6QT

Demolition of existing dwelling and construction of new
dwelling on footprint together with 3no. additional dwellings
within the grounds

0

0

3

Stoke Gabriel

0109/16/FUL

Land To Rear Of Old Stoke
Farm Paignton Road Stoke
Gabriel Devon TQ9 6SJ

New residential dwelling with associated parking and
landscaping.

0

0

1

Stoke Gabriel

3110/15/FUL

Bothy Bakehouse Lembury
Road To Ningham Cross Stoke
Gabriel TQ9 6PS

Demolition of existing barn and new dwelling with
associated landscaping to replace (resubmission of
52/2519/15/F)

0

0

1

Stoke Gabriel

52/2009/15/F

Gabriel Court Hotel Stoke Hill
Stoke Gabriel Totnes TQ9 6SF

Proposed additional residential unit 10 with minor
amendments to parking layout

0

0

1
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Retrospective application for part conversion and part
rebuild of barn to create a single residential unit

0

0

1

Replacement of existing workshop and shed with new
house including modified access

0

1

0

Proposed single-storey dwelling (resubmission of
52/1096/12/F)

0

0

1

Reserved matters application for erection of 7 detached
dwellings

6

1

0

Barns East of Open Arms PH,
Chillington,Kingsbridge
(adjacent to Baltic Cottage)

Conversion of barns to 4 dwellings (Resubmission of
planning ref 53/0994/13/F for conversion of barns to four
dwellings (part retrospective application pursuant to
planning approval 53/1674/06/F))

2

2

0

53/1136/11/F
53/1741/14/F

Langholm, Chillington,
Kingsbridge, TQ7 2JY

Demolition of existing dwelling (Langholm) & existing
Doctor's Surgery and their replacement with 2 residential
dwellings and associated works

0

0

1

Stokenham

2483/16/FUL

Little Beeches Torcross
Kingsbridge TQ7 2TJ

New 6 bedroom dwelling

0

0

1

Stokenham

3168/16/FUL

The Old Abattoir Tor Church
Road Kingsbridge TQ7 2TH

Conversion of abattoir barn to single dwelling

0

0

1

Stokenham

2227/16/PDM

Agricultural Building At Sx 792
437 Coleridge Farm Chillington
Devon TQ7 2JG

Prior approval for proposed change of use of agricultural
building to dwelling house (Class C3) and for associated
operational development (Class Q (b))

0

0

1

Stokenham

53/2518/15/F

Grace Court Chillington
Kingsbridge Devon TQ7 2JD

Erection of new dwelling

0

1

0

Stokenham

53/1864/14/F

Old Gristmill House, Chillington,
Kingsbridge, TQ7 2JS

Erection of new dwelling

0

0

1

Parish

Planning
Application
Number

Address

Stoke Gabriel

52/1954/14/F

Rose Byre Higher Aish Barns
Stoke Gabriel Totnes Devon
TQ9 6PS

Stoke Gabriel

52/0723/15/F

Stoke Gabriel

52/0693/14/F

Stokenham

53/1434/09/R
M

Stokenham

53/1674/06/F
53/2183/13/F

Stokenham

Middle Mead, Paignton Road,
Stoke Gabriel, TQ9 6QF
Land adjoining Rowes Farm,
Aish Road, Stoke Gabriel,
TQ9 6PX
rear of Penn Cottage, Shindle
Park, Chillington
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Highfield Eddystone Road
Thurlestone Devon TQ7 3NU

Outline application for construction of two new dwellings on
proposed sub-divisions of the site to become plots number
24 and 29)

0

0

2

2057/16/FUL

Land at Furzey Close
Thurlestone TQ7 3NP

Erection of a new dwelling with associated landscaping
works

0

0

1

Thurlestone

1539/16/FUL

Plot 13 Eddystone Road
Thurlestone Devon TQ7 3NU

Erection of detached dwelling

0

1

0

Thurlestone

55/0529/15/F

14 Mead Lane, Thurlestone,
Kingsbridge, TQ7 3PB

Change of use to two dwellings and new parking bay
(resubmission of 55/3094/14/F)

0

0

1

Thurlestone

55/1090/14/F

Gables End, Bantham,
Kingsbridge, TQ7 3AW

Conversion of dwelling into two dwellings

0

1

0

Thurlestone

55/2164/12/R
M

Plot 8, Leonards Close,
Thurlestone

Erection of dwelling

0

1

0

Totnes

56/0226/14/F

Land at SX8044 5996 West of
Moat Hill House, Moat Hill
Totnes

Demolition of existing disused storehouse and replacement
with one-storey dwelling and ancillary car parking for one
car. Modification of stone wall to improve access to the site.

0

0

1

Totnes

56/1214/14/F

Construction of 4no.one bedroomed maisonettes and new
pedestrian access

0

4

0

Totnes

56/2244/14/F

Erection of apartment building comprising 3no. apartments
and associated parking

0

0

3

Totnes

56/1968/07/F

Elwell House, Plymouth Road,
Totnes, TQ9 5LH
Land To Rear Of 9 Queens
Terrace Station Road Totnes
TQ9 5JQ
rear of 8 to 14 Collins Road,
Sparrow Road, Totnes

Erection of 2 no. dwellings

0

1

1

Totnes

56/2524/15/F

Proposed Development Site At
Sx 7846 6054 Follaton Farm
Plymouth Road Totnes

Erection of 2no. three bedroomed semi detached dwelling
houses with garages and parking

0

0

2

Parish

Planning
Application
Number

Address

Thurlestone

3203/16/OPA

Thurlestone
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Quisty Beeches Bourton Lane
Totnes Devon TQ9 5JF

Re-Advertised Application (Revised Plans) Outline consent
for the construction of 2 new dwellings

0

0

2

3576/16/FUL

Silverbirch Bowden House
Totnes TQ9 7PW

Internal separation of existing dwelling to create additional
dwelling, involving minor alterations to north elevation.

0

0

1

Totnes

1623/16/FUL

Garages 1-3 adjacent to 1A
Christina Park Totnes

Construction of a new three storey private residence on a
brownfield site currently occupied by three garages on a
site on the outskirts of Totnes.

0

0

1

Totnes

0995/16/FUL

18 Paige Adams Road Totnes
Devon TQ9 5LL

Proposed affordable houses in the gardens of 18 Paige
Adams Road

0

0

2

Totnes

3216/16/FUL

21 Fore Street Totnes TQ9
5DA

Conversion of first floor storage area to residential use

0

0

1

Totnes

1319/16/FUL

Jackmans Barn 5 Follaton Farm
Barns Totnes TQ9 5NA

New dwelling within grounds of existing dwelling

0

0

1

Totnes

56/1893/15/F

1 Ashleigh Kingsbridge Hill
Totnes TQ9 5SZ

Erection of single dwelling with an undercroft parking space
(resubmission of 56/2362/14/F)

0

0

1

Totnes

2923/15/FUL

16 Lower Collapark Totnes
Devon TQ9 5LP

Conversion to two dwellings

0

0

1

Totnes

56/3100/14/F

The Laurels, Sharpham Drive,
Totnes TQ9 5HE

Change of use of ancillary studio to residential dwelling,
creation of off-street parking area, new pedestrian access
and alterations to studio extension

0

0

1

Totnes

56/2392/14/O

Proposed dwelling at SX 799
607, Argyle Terrace, Totnes

Outline planning application with all matters reserved for
erection of new dwelling to front garden

0

0

1

Parish

Planning
Application
Number

Address

Totnes

0668/16/OPA

Totnes
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The Shippen, Victoria Street,
Totnes

Conversion of existing building to new dwelling

0

0

1

56/0169/14/F

Bowden House, Green Lane,
Totnes, TQ9 7PW

Application for internal & external works to facilitate an
additional dwelling within the existing fabric of Bowden
House

0

1

0

Totnes

56/1875/13/F

29 Follaton Plymouth Road,
Totnes

Change of use of the dwelling from one unit to two
separate units by creation of a single storey flat in the lower
level of the existing building

0

1

0

Totnes

56/3234/11/F

Byway, Weirfields, Totnes

Erection of new dwelling

0

1

0

Ugborough

0746/16/FUL

Earlscombe Farm Bittaford
Devon PL21 0LD

Conversion of agricultural buildings to create three new
dwelling houses to include alteration & partial demolition of
existing buildings & change of use of agricultural land to
ancillary domestic curtilage

0

0

3

Ugborough

57/0248/14/F

Cider Press Barn, Haye Farm,
Ludbrook PL21 0LL

Conversion of barn into 2 dwellings with new external
amenity areas & parking

1

1

0

Ugborough

2881/16/ARM

Ivybridge Equestrian Davids
Lane Ivybridge PL21 0LA

Application for approval of reserved matters following
outline approval 57/1518/15/F for erection of bungalow to
serve Ivybridge Equestrian

0

0

1

Ugborough

3740/16/FUL

Ladydown Barns Ugborough
Ivybridge PL21 0PG

Conversion of barn to dwelling

0

0

1

Ugborough

2299/16/PDM

Venn Farm A3121 Venn Cross
To Kitterford Cross Ugborough
Devon PL21 0PE

Prior approval application for change of use of agricultural
building to dwelling house (Class C3)

0

0

1

Ugborough

57/1702/15/A
GDPA

Ludbrook Barn Ludbrook
Ugborough Devon PL21 0LL

Prior approval of proposed change of use of agricultural
building to dwelling house (C3) under Part Q (a)

0

1

0

Parish

Planning
Application
Number

Address

Totnes

56/1438/14/F

Totnes
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7 Filham Cottages, Filham
Devon PL21 0DH

Outline application (all matters reserved) for demolition of
garage and erection of single split level dwelling house

0

0

1

57/2630/14/A
GDPA

Higher Newlands Barn, Gabwell
Lane, Ivybridge, PL21 0LE

Prior approval of proposed change of use of agricultural
building to residential dwelling (use class C3)

0

1

0

Ugborough

57/1848/14/F

Whiteoaks, Davids Lane,
Filham, Ivybridge PL21 0DW

Erection of single dwelling to replace light industrial building

0

0

1

Ugborough

57/0628/11/F

Virginia Lodge, Park Cottages,
Ugborough

Erection of new dwelling in the grounds of Virginia Lodge

0

1

0

Wembury

58/1014/15/F

The Eddystone Inn Heybrook
Bay Plymouth Devon PL9 0BN

Redevelopment of site to provide replacement public house
& restaurant & 10no. holiday units with owners apartment.
Construction of 6xno.2 bed apartments on associated land

0

0

5

Wembury

58/2876/12/F

Pendyce, Beach Road,
Heybrook Bay, Plymouth, Devon

Erection of 3 dwellings adjoining Pendyce with car parking,
access, landscaping & associated works.

0

0

3

Wembury

4088/16/FUL

South Barton Farm Veasy Park
Wembury PL9 0ES

Erection of 2 no x 4 bedroom residential dwellings including
parking space and garden curtilage

0

0

2

Wembury

0040/17/FUL

Shiloh Veasy Park Wembury
PL9 0ES

Erection of single dwelling with integral garage within the
garden of the existing dwelling

0

0

1

Wembury

3681/16/FUL

Court Barton Renney Road
Down Thomas PL9 0AQ

Conversion, change of use and extension of barn to create
a
residential dwelling

0

0

1

Wembury

58/2080/15/F

Wembury Reservoir Knighton
Hill Wembury Devon PL9 0JD

Proposed dwelling to replace existing above ground water
storage tank

0

0

1

Wembury

58/0791/15/O

Proposed Development Site At
Sx 5021 5026 Bovisand Lane
Down Thomas Devon PL9 0AE

Outline application (all matters reserved) for demolition of
store and shelter and construction of 1no. residential
dwelling

0

0

1

Parish

Planning
Application
Number

Address

Ugborough

57/0788/15/O

Ugborough
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Treveryan, Wembury Road,
Wembury, Plymouth, PL9 0DQ

Change of use from disabled amenities building into
dwelling with new single storey extension

0

0

1

58/0611/14/F

1 Laburnum Drive, Wembury,
PL9 0LQ

Erection of bungalow with integral garage. New vehicular
and pedestrian access from Laburnum Drive

0

0

1

Wembury

58/0364/13/F

SX527505, Land off access road
to Hollacombe Wood

Proposed demolition and replacement of existing light
industrial unit with three bedroom dwelling house

0

1

0

West Alvington

2432/16/FUL

Land south of The Ridings
West Alvington Devon TQ7 3PP

Construction of new dwelling with integral garaging

0

0

1

West Alvington

59/1574/12/R
M

Woolston Court, Woolston,
Kingsbridge, TQ7 3BH

READVERTISEMENT (Revised Plans received): Reserved
Matters application for approval of all matters and in
accordance with condition 5 of Outline permission
59/0892/10/O for the erection of an agricultural dwelling

0

1

0

West Alvington

59/1032/12/F

Woodhouse Farm, West
Alvington

Conversion of barns to form four units (three holiday lets
and one permanent letting unit)

0

1

0

Woodleigh

61/2588/14/F

Lowerdale, Woodleigh,
Kingsbridge TQ7 4DJ

Conversion of 2 barns to 2 dwellings (Granary and
Shippen), reinstatement of former cottage to residential
dwelling and associated works to farmhouse.

0

0

3

Inwardleigh

3913/16/PDM

Goldburn Farm Inwardleigh

Notifiation for Prior Approval for a Proposed change of use
of agricultural building to a dwelling house (Class C3) &
associated operational development.

0

0

1

3032/16/FUL

Woolcombe Farm East
Allington TQ9 7PQ

READVERTISEMENT (REVISED PLANS)Change of use
of barn to dwelling (Class C3) with two storey extension
and attached garage, to replace existing permission for
conversion of the Old Milking Parlour

0

0

1

Parish

Planning
Application
Number

Address

Wembury

58/0517/15/F

Wembury

Woodleigh
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Description

Total
Dwelling
Completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

Application for reserved matters following outline approval
61/2281/15/O for an agricultural workers dwelling

0

0

1

0

0

1

0

0

1

Prior approval for change of use of storage building to
dwelling house

0

0

1

Higher Grimpston Leigh
Grimstoneleigh East Allington
East Allington Devon TQ9 7QH

Outline application with some matters reserved for the
erection of an agricultural workers dwelling, with associated
access

0

0

1

61/3203/14/F

Proposed dwelling at SX 7577
5020, Stone Barn, Woolcombe,
East Allington, Totnes TQ9 7QN

Change of use of agricultural stone barn to dwelling house
with associated curtilage

0

0

1

61/0112/13/F

Capton Farm, Moreleigh, Totnes
TQ9 7JP

Provision of agricultural dwelling

0

1

0

Yealmpton

62/2507/15/O

Land Behind 11 Fore Street
Yealmpton Devon PL8 2JN

Re-advertisement (Change of description) Outline
application with some matters reserved (details of access
to highway now provided) for
construction of two-storey
dwelling.

0

0

1

Yealmpton

0579/16/FUL

Site Of WI Hall Ford Road
Yealmpton Devon PL8 2NA

Erection of a detached house on land previously used for
WI hall

0

0

1

Yealmpton

0030/16/OPA

The Orchard Yealmpton
Plymouth

Application for outline planning permission single
residential dwelling in the garden of the Orchard

0

0

1

20

121

366

Planning
Application
Number

Address

2500/16/ARM

Higher Grimpston Leigh Lane
From Lower Grimpston Leigh To
Higher Grimpston Leigh
Grimstoneleigh East Allington

Woodleigh

0735/16/PDM

Building at Moreleigh Mount
Moreleigh Devon TQ9 7JR

Woodleigh

0234/16/PDM

Stepping Stones Barn Torr Lane
East Allington Totnes
TQ9 7QH

Woodleigh

0230/16/PAM

Woodleigh Reservoir Preston
Cross To Zc793 Along Zc113
Moreleigh Devon

Woodleigh

61/2281/15/O

Woodleigh
Woodleigh

Parish

Woodleigh

Prior approval for proposed change of use of agricultural
building to
dwelling house (Class C3) and associated operational
development
Prior approval for proposed change of use of agricultural
building to
dwelling house (Class C3) and for associated operational
development
(Class Q(a) and (b))

TOTAL

Total South Hams commitments = 487 (ie 121 under construction and 366 committed (ie with permission and not lapsed) but not yet started)
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7.2c Schedule of West Devon Small Site Commitments at End March 2017 (sites with 9 units or less)
Planning
Application
Number

Address

Beaworthy

00456/2015

Barn At Ngr Sx513924
Thorndon Cross Devon

Beawothy

01285/2014

Burden Farm, Broadbury,
Oakhampton, EX20 4LF

Beaworthy

00885/2015

Barn At Metherell Farm
Beaworthy Devon
EX21 5TT

Beaworthy

0127/17/PDM

Patchacott Farm Barn
Patchacott Devon
EX21 5AR

Parish

Beaworthy

2024/16/PDM

Bere Ferrers

2213/16/FUL

Bere Ferrers

0060/17/FUL

Bere Ferrers

1784/16/FUL
(00484/2014)

Bere Ferrers

00083/2015

Bere Ferrers

00494/2014

Land to the North East of
Venn Down Gates
Thorndon Cross
Okehampton
Land Adjacent To
45 Maynard Park Bere
Alston Devon
47 Station Road Bere
Alston PL20 7EN
Bere Alston Reservoir
Bere Alston Yelverton
Land Adjacent To 101,
Broad Park Road, Bere
Alston, Devon
Hewton Cottage, Bere
Alston, Yelverton, Devon

Date Granted

Total
dwelling
completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

23/06/2015

0

0

1

05/10/2015

0

1

0

24/12/2015

0

0

1

14/03/2017

0

0

1

28/10/2016

0

0

1

31/10/2016

0

0

4

0

0

1

16/02/2015

0

0

1

Outline application for erection of a
dwelling.

30/03/2017

0

0

1

Change of use of building to dwelling.

10/06/2014

0

0

1

Description

Prior notification for change of use
from agricultural building to C3
dwelling and associated operational
development (class Q).
Prior notification for Change of Use of
Agricultural building to dwelling (C3)
Class MB. (This was refused but
later allowed on appeal, appeal ref
no. APP/Q1153/W/15/3007879)
Application for prior approval for
change of use of agricultural building
to dwelling house (class C3).
Prior approval for proposed change
of use of agricultural building to
dwelling house (Class C3) and for
associated operational development
(Class Q(a+b))
Prior Approval of proposed change of
use of agricultural building to dwelling
house (C3) & associated operational
development (Class Qa+b)
Construction of No.4 detached single
storey dwellings
Resubmission of 2737/16/FUL for
conversion of building to dwelling.
Works to redundant reservoir to
create dwelling including part
demolition and alterations.
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Parish

Planning
Application
Number

Description

Date Granted

12/12/2013

0

1

0

04/04/2011

0

1

0

23/06/2016

0

0

2

30/03/2015

0

2

0

09/05/2016

0

0

1

21/05/2015

0

0

1

16-Jun-15

0

0

1

11-Jan-16

0

0

1

16/11/2016

0

0

1

Bere Ferrers

00536/2013

Hewton Nurseries,
Bere Alston, Devon

Bere Ferrers

01221/2011

Land To The Rear Of
Tempus, The Down,
Bere Alston, Devon

Erection of dwelling and associated
works.

Bondleigh

1225/16/PDM

Westworthy Farm North
Tawton Devon EX20 2DJ

Bondleigh

00217/2015

Wood Farm, Bondleigh,
Devon, EX20 2AQ

3019/15/FUL

Barn Adj. Bradstone Mill
Road From Greystone
Bridge To Launceston
PL15 9PD

00428/2015

Barn At Ngr Sx466932
Bratton Clovelly Devon

Bratton Clovelly

2215/16/PDM

Barn Opposite South
Fursdon View Farm
Building Bratton Clovelly
Devon

Bratton Clovelly

2011/16/ARM

Lower Voaden Bratton
Clovelly Okehampton
Devon EX20 4JF

Bratton Clovelly

2783/16/PDM

Hillside Bratton Clovelly
Beaworthy EX20 4JD

Bratton Clovelly

Number of
dwellings
committed
& not yet
started

Address

Change of use of redundant potting
shed/wc block and redundant building
to new dwelling with guest rooms,
site office and 1 unit of holiday
accommodation.

Bradstone

Number of
dwellings
under
construction

Total
dwelling
completions
to date

Prior Approval for proposed change
of use of agricultural building to
2 dwellings
Conversion of Barn to two residential
dwellings with ancillary works and
landscaping at barn adjacent to wood
farm.
Change of use of listed barn to a
dwelling
Prior notification for Change of use
from Agricultural Building to C3
dwelling - Class Q and associated
operational development,
Prior approval for proposed change
of use of agricultural building to
dwelling house (Class C3) and for
associated operational development
(Class Qa+b)
Approval of reserved matters
following outline approval
01052/2015 for agricultural workers
dwelling
Prior approval for proposed change
of use of agricultural building to
dwelling house (Class C3) (Class
Qa+b)
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Parish

Planning
Application
Number

Bratton Clovelly

0804/16/PDM

Bratton Clovelly

00330/2015 &
00850/2014

Bratton Clovelly

00212/2015

Brentor

1815/16/PDM
& 00106/2015

Bridestowe

0950/16/PDM

Bridestowe

2976/15/PDM

Bridestowe

00071/2014

Bridestowe

00389/2014
revised
(01021/2013)

Date Granted

Total
dwelling
completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

10/06/2015

0

0

1

7-May-15

0

0

1

8-Apr-15

0

0

1

02/03/2015

0

0

1

23/05/2016

0

1

0

02/02/2016

0

1

0

Conversion of building to two
separate cottages.

31/10/2014

0

0

1

Revised design of application
01021/2013 for erection of new
vicarage.

24/06/2014

0

0

1

Notification for Prior Approval for a
Proposed Change of Use of
Agricultural Building to 2no.
Dwelling houses (Class C3) and for
Associated Operational Development
(Class Q a+b)

29/09/2016

0

0

2

Construction of two dwelling houses
and associate works

22-Sep-15

0

2

0

Address

Description

Agricultural building
Brooklands Farm Bratton
Clovelly Devon EX20 4JH
Mill Park Meadow Bratton
Clovelly Devon EX20 4JX

Prior approval for a proposed change
of use of agricultural building
to a dwelling house
Erection of a dwelling, garage and
associated works.
Prior Notification for change of use
from agricultural building to C3
dwelling - Class M3

Metherell Farm Beaworthy
Devon EX21 5TT
The Barn Rowden Gardens
Road From Rowden Farm
Cross To Cloberry House
Brentor Devon PL19 0NG
Barn at Glenrue Coryton
Road Lydford Devon
EX20 4BP
Wadland Barton Ashbury
Devon
Jameson House, 1 And 2
South Ball Cottages, Fore
Street, Bridestowe
Land Adjacent To St
Bridgets House,
Bridestowe, Okehampton,
Devon

Broadwoodkelly

1936/16/PDM

Upcott Farm Track To
Upcott Broadwoodkelly
Devon EX19 8DY

Broadwoodkelly

00707/2015 &
01194/2013

Land Adjacent To The
Villas Broadwood Kelly
Winkleigh Devon
EX19 8EL

Prior Approval of Proposed Change
of use of Agricultutal Building to a
Dwelling house (use Class C3)
Prior approval of proposed change of
use of agricultural building to a
dwelling house
Prior approval for proposed change
of use of agricultural building to
dwelling house (Class C3) and for
associated operational development
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Parish

Planning
Application
Number

Broadwoodkelly

01471/2014

Broadwoodkelly

3655/16/PDM

Buckland
Monachorum

1258/16/OPA

Buckland
Monachorum

01146/2014

Buckland
Monachorum

00364/2014

Drewsteignton

00638/2013

Dunterton

01127/2015

Exbourne

3342/16/FUL

Exbourne

00766/2015

Exbourne

00716/2015

Address

Upcott Farm
Broadwoodkelly Winkleigh
Devon EX19 8DY
Newer Park
Broadwoodkelly Devon
EX19 8EQ
Poundhanger Road From
Pound Lodge To War
Memorial Crapstone Devon
PL20 7PW
Trevenevow, Crapstone
Road, Yelverton, Devon
Dell Cote, Crapstone,
Yelverton, Devon
Martins Park, Exeter Road,
Whiddon Down,
Okehampton, Devon
Eastacott Barton
Dunterton Tavistock Devon
PL19 0QP
Town Living Farm
Exbourne Devon
EX20 3RX

Date Granted

Total
dwelling
completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

9-Apr-15

0

1

0

31/01/2017

0

0

1

Outline planning application for
erection of dwelling

07/07 2016

0

0

1

Change of use of annexe to a
separate two bed dwelling and
access and amenity space.

03/03/2015

0

0

1

Description
Part conversion & rebuilding of an
existing farm house to provide 2 new
dwellings & part retention/part
rebuilding of an existing dwelling, &
enlargement of residential curtilages
to provide rear garden areas.
Notification for prior approval for a
proposed change of use of 1
redundant barn to residential use.

**AMENDED PLANS** Revised
scheme for erection of dwelling.
Replace mobile home with timber
framed and clad chalet style dwelling
for agricultural worker.
Full application for the conversion of
a redundant farm building into two
apartments.

01/07/2014

0

0

1

01/10/2013

0

1

0

5-Feb-16

0

2

0

Application for conversion of out
buildings into three dwellings.

27/01/2017

0

0

3

The Tumbles 4 Exbourne
Devon
EX20 3RN

Full application for single storey
dwelling with room in the roof and
attached garage (Resubmission of
00395/2015)

15-Oct-15

0

1

0

Courtney View High Street
Exbourne Okehampton
EX20 3SA

Conversion of building used for
storage to dwelling

15-Sep-15

0

0

1
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Date Granted

Total
dwelling
completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

15/12/2014

0

0

1

07/11/2016

0

0

1

Notification for prior approval for a
proposed change of use of
Agricultural Building to a Dwelling
house (class 3).

28/07/2016

0

0

1

0798/16/PDM

Bangors Farm Road From
Eworthy Cross To
Brockscombe Cross
Germansweek Devon

Notification for prior approval for a
proposed change of use of
agricultural building to a dwelling
house (class C3) and for associated
operational development.

09/05/2016

0

1

0

3125/15/PDM

Boldventure Road From
Boldventure Cross To
Eworthy Cross Eworthy
Germansweek Devon

Prior approval for proposed change
of use from agricultural to dwelling

9-Mar-16

0

0

1

Gulworthy

00985/2015

Barn At Lumburn
Tavistock Devon
PL19 8HT

Notification for Prior Approval for a
Proposed Change of Use of
Agricultural Building to a Dwelling
House (Class C3) (Class Q(a))

25-Nov-15

0

0

1

Gulworthy

01459/2014

Erection of live-work unit .

17/02/2015

0

0

1

Gulworthy

01744/2011

Erection of agricultural workers
dwelling

20/02/2012

0

1

0

Gulworthy

01981/2011

Erection of dwelling.

09/12/2011

0

1

0

Planning
Application
Number

Address

Exbourne

01235/2014

Stone Farm, Fore Street,
Exbourne, Okehampton,
Devon

Germansweek

0941/16/OPA

Parish

Germansweek

Germansweek

Germansweek

1117/16/PDM

Road Past Higher Eworthy
Farm Germansweek
EX21 5AH
Dartmoor View Road From
Boldventure Cross To
Eworthy Cross Eworthy
Germansweek Devon
EX21 5AF

Land Adjacent To Mole
End, Mill Hill, Tavistock,
Devon
Colcharton Farm,
Gulworthy, Tavistock,
Devon, PL19 8HU
The Caravan, Morwell
Down Bungalow,
Morwellham, Devon, PL19
8JH

Description

Change of use of barn to 3 bed
dwelling including demolition and
reconstruction of southern extension
and formation of parking area and
associated works.
(Re-advertisement) Proposed
agricultural workers supervisory
dwelling.
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Planning
Application
Number

Address

Hatherleigh

00710/2015

Bridge Inn, Bridge Street,
Hatherleigh, Devon,
EX20 3JA,

Hatherleigh

2609/15/OPA

Land Adjacent To
Edgemoor Runnon Moor
Lane Hatherleigh Devon

Hatherleigh

2685/16/FUL

Hatherleigh

2434/16/ARM
(2165/16)

Hatherleigh

1914/16/FUL

Parish

Hatherleigh

1262/16/PDM

Hatherleigh

0163/16/PDM

The Barn At Fishleigh
Castle Devon EX20 3LH
Land Adjacent To Leigh
House Higher Street
Hatherleigh EX20 3JD
The Veterinary Surgery
1 Buddle Lane Hatherleigh
Devon EX20 3HX
Higher Upcott House
(Barn) Road From
Deckport To Terris Bridge
Cross Hatherleigh Devon
EX20 3LN
Arnolds Fishleigh Road
From Wingate To Arnolds
Fishleigh Farm Hatherleigh
Devon EX20 3LH

Hatherleigh

01185/2015 &
00730/2014

Stapleford Farm Exbourne
Okehampton. Devon
EX20 3RA

Hatherleigh

01250/2014

Reed Farm, Hatherleigh,
Devon, EX20 3LH

Hatherleigh

00527/2015

Offices Buddle Lane
Hatherleigh Okehampton
Devon EX20 3HX

Date Granted

Total
dwelling
completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

21/09/2015

0

3

0

22/07/2016

0

0

2

21/12/2016

0

0

1

14/10/2016

0

0

1

Change of use from veterinary
surgery to residential use

12/09/2016

0

0

1

Notification for prior approval for a
proposed change of use
of agricultural building to a
dwelling house (Class C)

29/06/2016

0

0

1

Prior approval for a proposed change
of use of agricultural building
to a dwelling house

25/04/2016

0

0

1

30-Mar-16

0

0

1

28/10/2015

0

1

0

15-Jul-15

0

0

1

Description

Change of use from public house on
ground floor and bedroom on first
floor to vets premises, flat and two
houses
Outline application with all matters
reserved for erection of 2no.
dwellings (resubmission of
application 00053/2015)
Change of use of barn to dwelling
with associated works
Application for approval of reserved
matters following outline approval.
(00195/2013)

RE ADVERTISEMENT OF
Notification for Prior Approval for a
Proposed
Change of Use of Agricultural
Building to a Dwelling house.
Agricultural workers dwelling,
(allowed on appeal ref
APP/Q1153/W/15/3095530 )
Prior notification for change of use
from office (B1(a)) to dwelling (C3) Class O.
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Parish

Planning
Application
Number

Hatherleigh

00814/2010

Hatherleigh

02485/2012

Highampton

2576/15/PDM

Highampton

00603/2015

Highampton

2726/16/PDM

Highampton

0618/16/OPA

Highampton

01010/2015

Highampton

0684/16/OPA

Highampton

00981/2015

Address

Land Opposite Holly
Cottage, 6 Victoria Road,
Hatherleigh, Devon
Tricity Works, Holsworthy
Road, Hatherleigh,
Okehampton
Willsland Sheds Road
From Church Road To
Holsworthy Bridge
Highampton Devon
EX21 5LQ
Barn Primrose Farm
Burdon Lane Highampton
Beaworthy, Devon
EX21 5LX
Barn Chidesters Road
From Church Road To
Holsworthy Bridge
Highampton Devon
EX21 5LE
Land Adjacent to Village
Hall Church Road
Highampton Devon,
EX21 5LE
Land Adjacent To Beacon
Down Farm Highampton.
Ex21 5le Highampton
Devon EX21 5LE
The Golden Inn Burdon
Lane Highampton Devon
EX21 5LT
Town Barton Farm Church
Road Highampton
Beaworthy EX21 5LE

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

Description

Date Granted

Total
dwelling
completions
to date

Proposal for erection of two dwellings

01/11/2010

1

0

1

Conversion of workshop to two
bedroom dwelling

06/07/2012

0

1

0

Prior approval for proposed change
of use of 2no. agricultural buildings to
3no. dwelling houses (Class C3)

9-Feb-16

0

3

0

Prior Notification for conversion of
agricultural buildings to 3 dwellings
(class Q)

6-Aug-15

0

1

2

Prior approval of proposed change of
use of agricultural building to a
dwelling house (Use Class C3) and
for associated operational
development

31/10/2016

0

0

1

Outline Planning Application for a
single dwelling with all matters
reserved

09/08/2016

0

0

1

Application for outline approval for a
detached 4 bedroom house with all
matters reserved.

01/07/2016

0

0

1

20/05/2016

0

0

1

27-Jan-16

0

1

0

Outline Planning Permission with all
matters reserved for detached
bungalow
Notification for Prior Approval for
Proposed Change of Use of
Agricultural Building to Dwelling
house (Class3) and for associated
operational development
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Planning
Application
Number

Address

Highampton

00640/2015

Barn At North Barton Farm
Sheepwash Beaworthy
Devon EX21 5NX

Highampton

00740/2014

Old Post Office,
Highampton, Beaworthy,
Devon

Highampton

01380/2014

Land Adjacent To London
House, Highampton,
Devon

Iddesleigh

2577/15/PDM

Nethercott Barn Road
From Week Moor Cross To
River Torridge Iddesleigh
Devon EX19 8SN

Iddesleigh

00349/2015

Barn West Barwick
Iddesleigh Devon

Inwardleigh

00387/2015

Barn Great Stewardstone
Farm Folly Gate Devon

Inwardleigh

00682/2014

Inwardleigh

2510/16/FUL

Inwardleigh

00954/2015

Parish

Folly Gate Garage Folly
Gate Okehampton Devon
EX20 3AH
Land at Higher
Westacombe Farm Road
Past Westacombe
Inwardleigh Devon
EX20 3AX
Barns Lower Eastwood
Farm Folly Gate Devon

Date Granted

Total
dwelling
completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

24-Aug-15

0

0

1

28/11/2014

1 (No gain)

1

0

29/01/2015

0

0

1

21-Jan-16

0

0

1

14-May-15

0

0

1

26/05/2015

0

1

0

21/04/2015

0

0

8

Rural workers dwelling

20/01/2017

0

0

1

Prior notification for change of use
from agricultural building to 2
dwellings.

28/09/2015

0

0

2

Description

Prior Approval for change of use of
agricultural building to dwelling house
with associated change of use of
adjoining land to residential curtilage
Partly retrospective application for the
subdivision of dwelling to create 2
dwellings including erection of
extensions, alterations and
associated works.
Outline application for the erection of
a dwelling (all matters reserved).
Prior approval for the proposed
conversion of existing agricultural
building into a 4 bedroom domestic
unit located to NE of the existing
farmhouse and converted buildings.
Prior Notification for Change of Use
from agricultural building to C3
dwelling with associated operational
development.
Prior notification for change of use
from agricultural building to dwelling
house (class MB) and associated
operational development.
Demolition of garage and associated
outbuildings. Erection of 8 dwellings
and associated works.
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Planning
Application
Number

Address

Inwardleigh

2023/16/PDM

Higher Oak Inwardleigh
Okehampton Devon
EX20 3AS

Inwardleigh

2626/16/FUL

Barn East Of Five Oaks
Folly Gate Okehampton

Inwardleigh

0772/16/PDM

Durdon Farm Northlew
Devon EX20 3PU

Inwardleigh

01004/2015

Eastington Farm Northlew
Road Inwardleigh
Okehampton EX20 3DA

Inwardleigh

01019/2015

Barn At Eastington Farm
Inwardleigh Okehampton
Devon EX20 3DA

Inwardleigh

00691/2015

Goldburn Inwardleigh
Okehampton Devon
EX20 3BD

Inwardleigh

00532/2015

Preston Inwardleigh
Okehampton Devon
EX20 3AL

Prior Approval of proposed change of
use of agricultural building to a
dwelling house (C3) and associated
operational development
(Class Qa+b)
Change of use from barn to dwelling
and associated work
Prior approval for proposed change
of use of Agricultural building to a
dwelling house
Prior Approval of Proposed Change
of Use of Agricultural Building to a
Dwelling house and associated
operational development.
Prior Notification for change of use
from Agricultural Building to C3
Dwelling and Associated Operational
Development (Class Q).
The creation of a single dwelling
utilising the existing steel framed
building, together with the formation
of a small domestic curtilage no
larger than the existing building area.
Prior notification for change of use
from agricultural building to C3
dwelling - class Q (a).

Inwardleigh

00131/2014

Old Inn Cottage,
Inwardleigh, Okehampton,
Devon

Revised design of application
02115/2011 for the erection of a
single dwelling.

Jacobstowe

1668/16/PDM

Land at Dunsland
Hatherleigh EX 20 3RH

Kelly

0749/16/PAM

Mead Farm Meadwell
Kelly Devon PL16 0HJ

Parish

Description

Prior Approval for change of use of
agricultural building to dwelling house
(Class Q)
Prior approval for change of use from
storage/distribution buildings
to dwelling houses
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Date Granted

Total
dwelling
completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

28/10/2016

0

0

1

28/10/2016

0

0

1

04/05/2016

0

0

1

11-Dec-15

0

1

0

27-Oct-15

0

1

0

16-Sep-15

0

0

1

14-Jul-15

0

0

1

16/04/2014

0

0

1

27/07/2016

0

0

1

10/05/2016

0

0

1
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Parish

Planning
Application
Number

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

Address

Description

Date Granted

Total
dwelling
completions
to date

Land Adjacent To The Firs
Lamerton. Pl19 8rz
Lamerton Devon
PL19 8RZ
The Old Cattle Market
Lewdown, EX20 4JU

Application for approval of reserved
matters following outline approval for
4 dwellings with new access road.
Ref 01278/2014

3-Feb-16

3

1

0

3 no. bungalows and garages

24/07/2000

1

0

2

Land Adjacent To
Lewdown Barn, Lewdown,

Erection of detached 4 bedroom
dwelling with double garage/ access.

24/07/2000

0

1

0

Hillside Station Road
Tinhay PL16 0AN
Robins Croft Road From
Liftondown Cross To
Robins Croft Liftondown
Devon PL16 0DA
Smallacombe Lifton
Devon PL16 0EB
Land adjacent to Lifton Hall
Hotel New Road Lifton
Devon PL16 0DR

Proposal of 1 detached and 4 semidetached dwellings

22/03/2017

0

0

5

Erection of 2 dwellings

08/09/2016

0

0

2

Application for the erection of a
dwelling

05/08/2016

0

0

1

New 3 bed dwelling

12/07/2016

0

0

1

22-Dec-15

0

0

1

18/03/2015

0

0

1

09/01/2015

0

0

1

29/07/2013

0

1

0

29/07/2014

0

0

2

Lamerton

01008/2015

Lewtrenchard

0465/2000/TAV
(RM)

Lewtrenchard

00973/2013

Lifton

3528/16/FUL

Lifton

2862/15/FUL

Lifton

01014/2015

Lifton

0567/16/FUL

Lifton

01005/2015
(00932/2014)

Rabbit Field Gatherley
Wood Lifton. Devon Pl16
0DF

Lifton

00219/2015

Barn, Langham House,
Liftondown, Devon

Lifton

01305/2014

Barn At Ngr Sx383854",
Darkey Lane, Lifton, Devon

Lifton

00345/2013

Gatherley Wood, Lifton,
Devon

Lifton

01865/2011

Land To Rear Of Arundell
Arms, Arundell Gardens,
Lifton, Devon

Application for Prior Approval for a
Proposed Change of Use of Use of
an Agricultural Barn to a Dwelling
house (Class3)
Prior Notification for change of use
from agricultural building to C3
dwelling Class MB.
Prior Notification for Change Of use
of Agricultural building to dwelling
(C3) Class MB.
New planning permission to replace
extant permission 00438/2010 for
erection of gamekeeper/forestry
workers dwelling.
Erection of 2 dwellings including
demolition of existing garages and
associated works.
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Date Granted

Total
dwelling
completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

02/05/2014

1

0

2

18-Jun-15

0

0

3

13-May-15

0

0

1

30-Mar-16

0

0

2

16/12/2016

0

0

1

28/07/2016

0

0

1

26/04/2016

0

0

1

Conversion of the forge to a dwelling
house

09/01/2017

0

0

1

Change of use of former church into
a dwelling including reconstruction of
the single storey extension and
associated works

01/11/2016

0

0

1

Change of use of pub to dwelling.

12-Aug-15

0

0

1

Parish

Planning
Application
Number

Address

Description

Lifton

00193/2014

Car Park, Fox And Grapes
Hotel, Tinhay, Devon

Marystow

00522/2015

Warracott Farm Barns
Chillaton Devon

Meeth

00230/2015

Land Adjacent To Spring
Fields Meeth Devon

Milton Abbot

0016/15/FUL

25a Fore Street Milton
Abbot Devon PL19 0PA

Reserved matters application for the
erection of 3 dwellings.
Prior notification for the change of
use of agricultural buildings to three
dwellings - class Q.
Erection of detached dwelling house
and detached garage with associated
landscaping.
Application for change of use of
existing (vacant) shop premises to
form 2 no residential dwellings

Milton Abbot

2592/16/FUL

Braemer House Chillaton
PL16 0HS

Milton Abbot

0634/16/FUL

Youngcott Barn
Sydenham Damerel

Milton Abbot

0540/16/OPA

Beeches Barn Lane To
Down House Farm Milton
Abbot Devon PL19 0QF

Monkokehampton

2939/16/FUL

Monkokehampton

2732/16/FUL
(00621/2014)

Monkokehampton

00499/2015

The Forge Road From
Monkokehampton Cross
To Beare Farm
Monkokehampton Devon
EX19 8SE
Monkokehampton
Methodist Church Road
From Monkokehampton
Cross To Beare Farm
Monkokehampton Devon
EX19 8RT
Ye Olde Swan Inn
Monkokehampton
Winkleigh Devon
EX19 8SE

READVERTISEMENT (Additional
Plans Received) New dwelling
Conversion of redundant barns to
form a single residential dwelling
with associated storage.
Outline planning permission with all
matters reserved for provision of a
permanent farm house to
accommodate an agricultural worker
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Parish

North Tawton

Planning
Application
Number

2411/16/FUL &
858/2015

Address

Land adjacent to
Greenslade Farm
Greenslade Lane
Sampford Courtenay
Devon EX20 2SF
Land at SX 665 101
adjacent to East of
Devonshire Gardens North
Tawton
12 High Street North
Tawton Devon EX20 2HF
Land Adjacent To 1 Park
House Fernleigh Court
North Tawton Devon
EX20 2DX

North Tawton

1836/16/OPA

North Tawton

0752/16/FUL

North Tawton

4101/16/FUL

North Tawton

1281/16/PDM

Bridge Farm North Tawton

North Tawton

1791/16/PDM

Barn at Bouchers Hill Farm
Road From Bouchiers
Close Past The Holt North
Tawton Devon EX20 2DG

North Tawton

0110/16/PDM

Barn at OS map ref SS
267202 101667

North Tawton

0713/16/PDM

North Tawton

00536/2015

North Tawton

00918/2014

Barn at Bouchers Hill Farm
North Tawton Devon
EX20 2DG
The Barn At Little
Greenslade Sampford
Courtenay Devon EX20
2SQ
Upper Depot, Devonshire
Gardens, North Tawton,
Devon

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

Description

Date Granted

Total
dwelling
completions
to date

Change of use of agricultural building
to 3no. residential dwellings, and
agricultural field to gardens

15/03/2017

0

0

3

02/11/2016

0

0

3

21/09/2016

0

0

1

03/03/2017

0

0

1

02/09/2016

0

0

1

02/08/2016

0

0

1

30/06/2016

0

0

1

29/04/2016

0

0

1

Prior notification for change of use
from agricultural building to C3
dwelling.

11/06/2015

0

0

1

Reserved Matters application for
erection of 2 live work units including
commercial garage and printery.

14/10/2014

0

2

0

Outline application with all matters
reserved for construction of three
self-build dwellings and associated
works
Revised application for erection of
dwelling
Erection of single dwelling (Renewal
of Planning Approval 00956/2013)
Prior approval of proposed change of
use of agricultural building to a
dwelling house (under class C3)
Notification for Prior Approval for a
proposed Change of Use of
Agricultural Building to a Dwelling
house (Class C3)(Class Q)
Prior approval for a proposed change
of use of agricultural building
to a dwelling house
Prior approval of proposed change of
use of agricultural building to a
dwelling house
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Date Granted

Total
dwelling
completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

15/09/2014

0

0

1

22/11/2012

0

1

0

12/06/2011

0

1

0

Prior approval of proposed change of
use of agricultural building to
dwelling house (Class C3) and for
associated operational development
(Class Q(a+b))

30/03/2017

0

0

1

Proposed erection of dwelling

24/10/2016

0

0

1

29/09/2016

0

0

1

29-Jan-16

0

1

0

8-Jan-16

0

0

1

Planning
Application
Number

Address

Description

North Tawton

00873/2014

Land Adjacent To
Bouchers Hill, Land
Adjacent To Bouchers Hill,
North Tawton, Devon

Prior approval of proposed change of
use of agricultural store to a dwelling.

North Tawton

03115/2012

Butts Farm, Barton Street,
North Tawton, Devon

North Tawton

01346/2011

Bouchers Hill Farm,
Bondleigh, Devon, Devon

Northlew

0344/17/PDM
& 656/205

Barn Higher West Kimber
Northlew Devon
EX20 3NF

01169/2015

Land To Rear Of South
Meadow Northlew
Okehampton Devon
Ex20 3NY

Northlew

2418/16/PDM

Land at SX 502 994
Adjacent To Kesterfield
Northlew Okehampton

Northlew

3088/15/PDM

Coombe Farm, Northlew
Okehampton, EX20 3PF

Northlew

2574/15/PDM

Kesterfield Barn Northlew
Okehampton EX20 3PN

Parish

Northlew

Reserved Matters Application for
dwelling following outline approval
number 00659/2010
Establishment of lawfulness of
continuation of development of
agricultural workers dwelling under
planning permission NSO 6787 dated
02/11/1970.

Prior approval for proposed change
of use of agricultural building to
dwelling house (Class C3) and for
associated operational development
(Class Qa+b)
Notification for Prior Approval for
Proposed Change of Use of
Agricultural Building to a Dwelling
house (Class C3) (resubmission of
01042/2015)
Prior approval for proposed change
of use of agricultural building to
dwelling house (Class C3) and for
associated operational development
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Planning
Application
Number

Address

01011/2015

The Stables Palmers
Norley Farm Northlew
Okehampton EX20 3PN

Northlew

00450/2015

Barn At Owls House
Lower Crowden Farm
Crowden Northlew Devon
EX20 3NE

Northlew

00088/2015

The Old Stables, Crowden
Farm, Crowden, Northlew,
Devon

Northlew

00405/2013

Northlew

00787/2014

Northlew

00237/2015

Parish

Northlew

Old Transport Depot,
Station Road, Northlew,
Devon
Oakwood, Holsworthy
Road, Hatherleigh, Devon
Barn Adjacent To East
Worth Farmhouse
Northlew Devon
Palmers Norley Farm,
Northlew, Okehampton,
Devon

Northlew

00584/2014

Northlew

00447/2013

Okehampton

6716/2004

Okehampton

3644/16/OPA

Land West Of Willow Tree
Close Okehampton

Okehampton

2544/16/FUL

Land To Rear Of 65 Exeter
Road,Okehampton, Devon,
EX20 1QF

Macello - 'formally Known
As Twitchen Barn, The
Square, Northlew, Devon
Land Adjacent to
Castleford House, Castle
Road, Okehampton

Date Granted

Total
dwelling
completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

26-Nov-15

0

0

1

11-Jun-15

0

0

1

11/03/2015

0

1

0

31/10/2014

0

1

0

26/08/2014

0

0

1

11/05/2015

0

0

1

Prior Approval of Proposed Change
of Use of Agricultural Building to a
Dwelling house (Use Class C3), &
Associated Operational Development

18/07/2014

0

0

1

Conversion of barn to dwelling

25/06/2013

0

1

0

28/02/2005

3

3

2

21/03/2017

0

0

3

0

0

1

Description
Notification for Prior Approval for
Change of Use of Agricultural
Building to a Dwelling house (C3) &
Associated Operational Development
Prior notification for associated
operational development for change
of use from agricultural building to C3
dwelling (class Q).
Prior notification for Change of use of
agricultural building to a dwelling
house (Class C3) and associated
building works.
Erection of detached dwelling with
garage and associated access.
Conversion of an agricultural building
to a dwelling.
Prior notification for change of use of
agricultural building to a dwelling
house (class C3).

Erection of 8 dwellings on site of
former laundry building. Previous
application 2119/1995
Outline application with all matters
reserved for the construction of three
houses
Alternative proposal for construction
of dwelling

243

21/11/2016

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018

Parish

Okehampton

Date Granted

Total
dwelling
completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

Prior approval for proposed change
of use of building from office use
(Class B1(a)) to dwelling house
(Class C3)(Class Qa)

27/09/2016

0

0

1

Prior Notification for change of use
from Agricultural Building to C3
Dwelling - Class Q

18/05/2015

0

0

1

Erection of two bedroom detached
bungalow with parking space

21/09/2016

0

0

1

New flat in existing loft space

01/06/2016

0

1

0

10-Feb-16

0

0

1

9-Feb-16

0

1

0

1-Feb-16

0

0

1

Planning
Application
Number

Address

Description

2382/16/POD

101 Northfield Road
Okehampton Devon
EX20 1BA

Okehampton

00402/2015

Okehampton

2128/16/FUL

Okehampton

0902/16/FUL

Barn At Ngr Sx600964
Barton Barn Farm
Chichacott Road
Okehampton Devon
7 Wonnacotts Road
Okehampton Devon
EX20 1LX
Land Adjacent To The
Chantry Mill Road
Okehampton Devon
EX20 1AG

Addition of second floor flat to park
row frontage and increase size
of unit 1 to join neighbouring
property (alterations to consent
00861/2014)
Prior Approval application for a
proposed change of use of
agricultural building to a dwelling.
Previous application 00456/2015.
Prior approval for change of use of
agricultural barn to dwelling
house(Class C3) and for associated
operational development

Okehampton

2777/15/FUL

Bobs Garage Park Row
Okehampton Devon
EX20 1DP

Okehampton

2889/15/PDM

Barn at Oatnell Farm
Thorndon Cross
Okehampton EX20 4NQ

Okehampton

2859/15/PDM

Barn at SX5920 9490
Courtenay Road
Okehampton

Okehampton

01135/2015

Unit 1-2, Craftsway, 1 St
James Street Okehampton
Devon EX20 1DW

Conversion of existing shop into
dwelling.

21-Dec-15

0

1

0

00293/2015

5A St James Street
Okehampton Devon EX20
1DW

Extension and alterations to form a
two bedroom flat to the ground floor
(amendment to application
00998/2013).

16/04/2015

0

1

0

Okehampton
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Parish

Planning
Application
Number

Okehampton

00861/2014

Okehampton

00840/2013

Okehampton

03201/2012

Okehampton
Hamlets

3482/16/PDM

Okehampton
Hamlets

2376/16/PDM

Okehampton
Hamlets

1355/16/PDM

Okehampton
Hamlets

00660/2015

Sampford
Courtenay

00430/2015

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

Address

Description

Date Granted

Total
dwelling
completions
to date

3 Kempley Road,
Okehampton, Devon

Demolition of existing building and
construction of 2 two-bedroom
dwellings, 1 two-bedroom flat, and
conversion of existing stone building
to 2 one-bedroom houses with
associated parking, access and open
space.

05/11/2014

0

0

4

Conversion of existing property to
form three one bedroomed flats.

28/11/2013

0

2

0

Conversion of outbuilding to dwelling

11/12/2012

0

1

0

Prior approval for proposed change
of use of agricultural building to
a dwelling house.

22/12/12016

0

0

1

29/09/2016

0

0

1

19/07/2016

0

0

1

24-Aug-15

0

0

1

09/06/2015

0

1

0

4 Mount Prospect, 4 Mount
Prospect, High Street,
Okehampton
Barn To Rear Of 84, 84
Station Road,
Okehampton, Devon,
EX20 1EH
Barn at Knowle Farm
Brightley Road
Okehampton Devon
EX20 1RH
Fowley Barns Tavistock
Road Okehampton Devon
The Barn Rosewyn
Okehampton Devon
EX20 1RR
Barton Barn Farm
Chichacott Road
Okehampton Devon
EX20 1RG
Barn At Solland Farm
Exbourne Okehampton
Devon EX20 3QT

Application for prior approval for a
proposed change of use of
agricultural building to a dwelling
house (Class C3) and for associated
operational development
(Class Qa+b)
Prior Approval application for change
of use of agricultural building
to dwelling
Prior Approval of building operations
to enable conversion of agricultural
building to dwelling following consent
00402/2015 for change of use
Conversion and part rebuild of stone
and cob barn into 2-bed dwelling.
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Date Granted

Total
dwelling
completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

Prior approval for proposed change
of use of agricultural building to
1no. dwelling house (Class C3) and
for associated operational
development (Class Q(a+b))

28/03/2017

0

0

2

Notification for prior approval for a
proposed change of use of
agricultural building to 2no.
dwelling houses (Class C3) and for
associated operational development
(Class Q(a+b))one to be a carers
dwelling.

21/11/2016

0

0

2

Notification for prior approval for
proposed change of use of
agricultural building to dwelling
house (Class C3)(Class Q)

06/03/2017

0

0

1

Change of use of barn to dwelling

31/01/2017

0

0

1

Prior approval of proposed change of
use of agricultural building to a
dwelling house (use class C3)

22/11/2016

0

0

1

Notification of Prior Approval for a
Proposed Change of Use of
Agricultural Building to a dwelling
house (class C3).

04/11/2016

0

0

1

29/09/2016

0

0

1

Parish

Planning
Application
Number

Address

Description

Sampford
Courtenay

0410/17/PDM
& 3036/15

Hayrish Farm South
Tawton Devon EX20 2LZ

Main Barn Clover Hill
Farm Sampford Courtenay
Devon EX20 2SA

Sampford
Courtenay

2563/16/PDM
& 1431/16

Sampford
Courtenay

1870/16/PDM

Sampford
Courtenay

2089/16/FUL

Sampford
Courtenay

1425/16/PDM

Sampford
Courtenay

Sampford
Courtenay

1582/16/PDM

1991/16/PDM

Highridge Farm Road
From Sampford Cross To
Belstone Corner Cross
Sampford Courtenay
Devon EX20 2TF
Ballhill Farm Road From
Church Hill Cross To Beer
Cross Sampford Courtenay
EX20 1SB
Barn East of Greylands
Wellsprings Lane
Sampford Courtenay
Devon EX20 2TD
Great Youlden Road From
Dornaford Cross To
Stonewold Sampford
Courtenay Devon
EX20 2TH
Land at Hayrish Farm
South Tawton Okehampton

Prior approval for proposed change
of use of agricultural building to
dwelling house (C3) and associated
operational development
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Date Granted

Total
dwelling
completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

Prior approval for proposed change
of use of agricultural building to
dwelling house (Class C3) and for
associated operational development
(Class Qa+b)

13/09/2016

0

0

1

Change of use from agricultural
storage building to dwelling

04/08/2016

0

0

1

Application for approval of reserved
matters following outline approval
00400/2015 for agriculturally tied
dwelling

24/02/2016

0

0

1

07/01/2016

0

0

1

16-Sep-15

0

0

1

Prior approval for change of use of
agricultural building to dwelling

16-Sep-15

0

0

1

Revised scheme for agricultural
worker's dwelling

06/11/2013

0

1

0

Subdivision of property into two
residential units of accommodation.

17/02/2015

0

0

1

Prior notification for change of use of
agricultural building to a dwelling
house (Class C3)

11/03/2015

0

0

1

Planning
Application
Number

Address

Description

Sampford
Courtenay

2257/16/PDM

Agricultural Barn Willey
Farm Sticklepath Devon
EX20 2NG

Sampford
Courtenay

1286/16/PDM
& also
00635/2015

Parish

Sampford
Courtenay

3034/15/ARM

Sampford
Courtenay

2806/15/PDM

Sampford
Courtenay

00652/2015

Sampford
Courtenay

00659/2015

Sampford
Courtenay

00990/2013

Sampford Courtnay

00059/2015

Sampford Courtnay

00132/2015

Fenlea Road From
Exbourne Cross To
Dornaford Cross Exbourne
Devon EX20 3QS,
Land adjacent to Restland
Farm Road From Church
Hill Cross To Shoalgate
Cross Sampford Courtenay
Devon EX20 2RY
Building adjacent to
Cloverhill Farm Sampford
Courtenay Devon
EX20 2SA
Part Cricket Farm
Sampford Courtenay
Okehampton Devon
EX20 2TF
Riverstone Farm
Exbourne Okehampton
Devon EX20 3QS
Wellsprings, Sampford
Courtenay, Okehampton,
Devon
Stonewold, Sampford
Courtenay, Okehampton,
Devon
Barn, Great Youlden,
Sampford Courtenay,
Devon

Notification for Prior Approval for a
proposed change of use of an
agricultural building to dwelling
house.
Prior Approval of proposed change of
use of agricultural building to a
dwelling house and for associated
operational development
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Date Granted

Total
dwelling
completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

Conversion of barn to dwelling.

10/10/2014

0

0

1

Erection of dwelling

11/03/2013

0

1

0

21-Dec-15

0

0

2

22/12/2016

0

0

1

21-Aug-15

0

0

1

13-Aug-15

0

0

1

16-Sep-15

0

0

3

28/02/2017

0

0

1

09/08/2016

0

0

4

Parish

Planning
Application
Number

Address

Description

Sampford Courtnay

00841/2014

Broomhill Barn, Beer Farm,
Okehampton, Devon
Land Adjacent To 1 Brook
Close, Land Adjacent To 1
Brook Close, Sampford
Courtenay, Devon
Bowerland Barns 1&2
Okehampton Devon EX20
4LZ

Sampford
Courtenay

03314/2012

Sourton

01109/2015

Sourton

3481/16/PDM

Barn Sleekers Farm
Sourton Devon EX20 4HN

Sourton

00653/2015

Barn Lane North Of
Trescote Way Bridestowe
Devon EX20 4QD
Higher Hewton Farm
Thorndon Cross
Okehampton Devon
EX20 4NQ
Taw Mill Sampford
Courtenay Okehampton
Devon EX20 2SE

Sourton

00646/2015

South Tawton

00694/2015

South Tawton

3407/16/PDM
& 00495/2015

Barn Adjacent To Cawsand
View Taw Green Devon

Spreyton

1440/16/FUL

South Nethercott Barn
Whiddon Down Devon
EX20 2QZ

Application for change of use of
agricultural buildings to 2 dwelling
houses.
Prior approval of proposed change of
use of agricultural building to
dwelling house (Class C3)(Class
Q(a))
Prior Approval for design details
(Class Qb only) following grant of
prior approval 00210/2015 for change
of use of agricultural building to
dwelling.
Prior Approval of Proposed Change
of use of farm building to dwelling
Notification for Prior Approval for a
Proposed Change of use of existing
barn to 3 dwellings
Prior approval for a conversion of
existing agricultural building into a 5
bedroom detached dwelling.
Change of use from redundant
agricultural barns and adjoining
stable to 4 dwellings
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Parish

Planning
Application
Number

Address

Spreyton

01396/2014

The Barton Spreyton
Crediton Devon EX17 5AL

Spreyton

3724/16/PDM

Barn at Begbeer Farm
Spreyton Devon
EX17 5AR

Spreyton

2942/16/PDM

The Barn Great Begbeer
Farm Spreyton Devon
EX17 5AR

Spreyton

1071/16/PDM

Spreyton

00609/2015

Higher Cullaford Farm
Road From Langdown To
Cullaford Cross Spreyton
Devon EX17 5AX
Barn Adjacent To The
Shippen Higher Cullaford
Farm Spreyton Crediton
Devon EX17 5AX

Spreyton

00146/2015

Acorn Farm, Spreyton,
Devon, EX17 5AL

Spreyton

01083/2014

Barn A, West Cullaford
Farm, Spreyton, Crediton,
Devon

Description
Demolition of two agricultural
buildings and erection of 4 detached
and 2 semi-detached dwellings.
Extensions and alterations to existing
barns& change of use to form 2
further dwellings. External alterations
to The Barton. New vehicular access,
parking and garages for new
dwellings together with landscaping.
Application for prior approval for a
proposed change of use for
agricultural building to a dwelling
house (class C3) and for
associated operational development.
Notification for prior approval for
proposed change of use of
agricultural building to dwelling house
(Class C3) and for associated
operational development (Class
Q(a+b))
Notification for Prior Approval for a
proposed change of use of
Agricultural building to a Dwellng
house (Class 3).
Prior notification for change of use of
agricultural building to dwelling Class Q.
Prior Notification Approvval for
change of use from agricultural
building to C3 dwelling (Barn At Ngr
Sx693967 Spreyton Devon Prior
approval given 03/02/15
Prior Notification for change of use of
barn to a dwelling for part MB (a)
only.
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Date Granted

Total
dwelling
completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

30-Jul-15

0

0

8

10/01/2017

0

0

1

15/11/2016

0

0

1

29/07/2016

0

0

1

12-Aug-15

0

0

1

03/02/15

0

1

0

03/11/2014

0

0

1

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018

Date Granted

Total
dwelling
completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

Prior Approval for the Change of Use
of barn to a dwelling for part MB (a)
only.

03/11/2014

0

0

1

Skywood, Spreyton,
Crediton, Devon

Replacement of mobile home and
outbuildings with dwelling and
garage.

02/06/2014

0

0

1

2676/15/PDM

Tor Yard Barn Higher
Cullaford Farm Spreyton
Devon EX17 5AX

Prior approval for change of use;
conversion of barn to 1 dwelling

11-Jan-16

0

0

1

01257/2011

North Beer Farm,
Spreyton, Crediton, Devon

Erection of agricultural workers
dwelling

24/05/2011

0

1

0

0676/16/FUL

Raised Tower Cottage
Stowford Lewdown Devon
EX20 4BZ

Proposed conversion of garage and
upper floor to form self contained
2bed dwelling unit provision of rear
access parking i field to east with
associated landscaping.

14/09/2016

0

0

1

1279/16/FUL

Derriton Farm Road From
Derriton Cross To
Sydenham Cross
Sydenham Damerel Devon
PL19 8PX

Conversion of redundant building to
dwelling

25/08/2016

0

0

1

Tavistock

2408/16/OPA

Raheen Down Road
Tavistock PL19 9AD

13/12/2016

0

0

2

Tavistock

3439/16/FUL

22-23 West Street
Tavistock PL19 8AN

14/02/2017

0

1

1

Parish

Planning
Application
Number

Address

Description

Spreyton

01080/2014

Barn B, West Cullaford
Farm, Spreyton, Crediton,
Devon

Spreyton

00408/2014

Spreyton

Spreyton

Stowford

Sydenham Damerel

Outline application with some matters
reserved for the demolition of an
existing building and the construction
of 3 new dwellings with garages.
READVERT AMENDMENT TO
DESCRIPTION Change of use of
upper floors from business use to
No2 residential dwellings (class C3 a)
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Parish

Planning
Application
Number

Tavistock

2829/16/COU

Tavistock

3077/15/FUL

Tavistock

00223/2015

Tavistock

00213/2015

Tavistock

3812/16/FUL

Tavistock

2301/16/FUL

Tavistock

3380/16/FUL

Tavistock

0704/16/FUL

Tavistock

2266/16/ARM

Tavistock

1423/16/FUL

Tavistock

0341/16/ARM

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

Address

Description

Date Granted

Total
dwelling
completions
to date

4 Abbey Place, Tavistock,
Devon, PL19 0AB
24 Deer Park Road
Tavistock Devon
PL19 9HG
Whitchurch Methodist
Church Whitchurch Road
Tavistock Devon PL19
9EG

Change of use of first floor offices to
2 x 1 bedroom apartments

24/10/2016

0

2

0

Demolition of single dwelling and
erection of two dwellings

31/05/2016

0

0

1

Change of use/conversion of chapel
to two residential units.

16-Apr-15

0

0

2

14-Apr-15

0

0

2

21/02/2017

0

0

1

26/01/2017

0

0

1

23/12/2016

0

0

1

Erection of dwelling

01/12/2016

0

0

1

Application for approval of reserved
matters following outline
approval 00235/2015

30/09/2016

0

0

1

Change of use/conversion of existing
garage and store to dwelling

12/07/2016

0

0

1

Application for approval of reserved
matters following outline approval.
(00663/2015)

12/05/2016

0

1

0

Land Adjacent To The
Laurels Meadow Brook
Tavistock Devon
23 Market Street Tavistock
Devon PL19 0DD
Land adjacent to
9 Rowan Close Tavistock
PL19 9NH
Land off Garden Lane
Rear of 21 West Street
Tavistock Devon PL19
8AN
Land Adj. Gajon House
Down Park Drive Tavistock
Devon PL19 9AH
Rosebank Butcher Park
Hill Tavistock PL19 0EH
Garage Adjacent To 7
Crelake Close Crelake
Park Tavistock PL19 9AX
Grey Wethers Down Road
Tavistock Devon PL19
9AG

Erection of 2 new dwellings (1 x 2
bed and 1 x 3 bed) and associated
works, formation of a parking area for
36 Boughthayes.
Formation of 1 self contained flat
within the existing building
READVERTISEMENT (Amended
Site Address) Proposed erection of a
detached house
Demolition of existing garage and
construction of new 2 bedroom mews
style cottage with associated parking
and amenity area
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Parish

Planning
Application
Number

Tavistock

00679/2015

Tavistock

00520/2015

Tavistock

00444/2015

Tavistock

03076/2012

Address

Description

Serendipity Kilworthy
Road Tavistock Devon
PL19 0JL
Quicks Garden St Johns
House St Johns Tavistock
Devon PL19 9RF
4 North Street, Tavistock,
Devon, PL19 0AN
Former Telephone
Repeater Station, 68A
Plymouth Road, Tavistock,
Devon

Reserved Matters application for
erection of dwelling pursuant to
Outline permission 00556/2014.
Construction of a three bedroom
bungalow (Re-submission of
application no. 00072/2015).
Change of use from shop to
residential unit
Conversion and extensions to
building to create 9 residential units
and associated works.
Change of use of former foundry
building to use as a single dwelling,
demolition of outbuildings and
construction of a single dwelling.
Conversion of redundant water
reservoir to a dwelling, erection of
double garage, demolition of storage
building and associated works.

Date Granted

Total
dwelling
completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

16/10/2015

0

1

0

25-Sep-15

0

0

1

05/05/2015

0

1

0

04/10/2013

8

1

0

26/09/2014

0

1

1

16/03/2015

0

1

0

Tavistock

00889/2014

Land Adjacent To 3, 3
Stannary Bridge Road,
Tavistock, Devon

Tavistock

01300/2014

Kilworthy Service
Reservoir, Kilworthy Road,
Tavistock, Devon

Tavistock

00014/2014

Land To Rear Of 6
Westmoor Park, Tavistock,
Devon

Erection of a three bed detached
dwelling.

02/09/2014

0

1

0

05/09/2014

0

0

1

Tavistock

00847/2014

24 Orchard Close,
Tavistock, Devon

Demolition of existing single storey
lean-to and erection of two storey
extension to contain one new twobed flat and ancillary
accommodation.

Tavistock

00440/2014

72 Plym Crescent,
Tavistock, Devon

Erection of dwelling.

31/07/2014

0

0

1

00449/2014

15 Market Street,
Tavistock, Devon

Rear extension to dwellings plus
erection of single storey dwelling and
retrospective permission for
demolition of outbuilding.

12/06/2014

0

0

1

Tavistock
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Date Granted

Total
dwelling
completions
to date

Number of
dwellings
under
construction

Number of
dwellings
committed
& not yet
started

Erection of two-storey dwelling.

28/05/2014

0

1

0

Alterations to previously approved
scheme
RN/3/50/1455/1991/8787/001 for
conversion of barn to dwelling

10-Dec-15

0

0

1

Parish

Planning
Application
Number

Address

Description

Tavistock

00407/2014 &
1432/2014

17 Maple Close, Tavistock,
Devon

Tavistock

00949/2015

Barn Anderton Farm
Tavistock Devon PL19
9DU

Total:
TOTAL COMMITMENTS = 289 (ie 68 under construction plus 221 committed but not yet started)
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17

68

221
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Appendix 7.3a

Plymouth City Lapse rates
BACKGROUND
A7.10 At the HBF planning conference (September 2015) DCLG provided a presentation
that advocated:
“For a year’s permissions for housing around 10-20% do not materialise into a start;
the permission ‘drops out’”.
A7.11 This is a useful guide for circumstances where local authority does not monitor their
own historic lapse rates or hold sufficient information.
A7.12 However lapse rates can vary by location, so in Plymouth we have carried out our
own research to ensure that we are applying a lapse rate appropriate to the local
housing market.
A7.13 We have been monitoring lapse rates for over a decade and have used them in
publications and reviews of our SHLAA.
METHODOLOGY FOR CURRENT LAPSE RATE (2017)
A7.14 We have used our Housing Survey to filter out all applications that were due to expire
within the relevant year. For example, 1st April 2002 to 31st March 2003. This shows
us the Total Number of Dwellings due to expire that year.
A7.15 From this list, we filtered on the status of the application within that relevant year
(status L - which means the application Lapsed) so we could see all the applications
that had Lapsed within that relevant year.
Equation Used To Calculate Lapsed Rate for Each Year:
Number of Dwellings due to Lapse that Year (Lapsed Dwellings)
DIVIDIED by
Total Number of dwellings due to expire that year (All Dwellings due to expire).

A7.16 We have included all types of permissions within our results (Outline, Reserved
Matters and Full consents).
A7.17 The table on the following page shows our results of lapsed rates from 2002 to 2017.
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ANNUAL LAPSED STATISTICS 2002-17

Year of Expiry

Number of
Lapsed Dwellings

Total Number of
Dwellings Due To
Expire

% Lapsed

2002/03

26

243

11%

2003/04

132

367

36%

2004/05

22

279

8%

2005/06

32

283

11%

2006/07

1

99

1%

2007/08

3

504

1%

2008/09

121

803

15%

2009/10

681

2037

33%

2010/11

458

2037

22%

2011/12

338

1066

32%

2012/13

292

951

31%

2013/14

194

943

21%

2014/15

38

2116

2%

2015/16

25

1068

2%

2016/17

14

1557

1%

Average divided by 10 years (excluding years 2009/10 – 2013/14) = 9%

The table above shows a particularly high lapse rate during the recessionary years
and therefore did not seem appropriate to be including these within our results. As
we still have 10 years of data it still shows an average over an appropriate period of
time.
A7.18 We have also removed student accommodation from our lapsed rate information. As
we have had a number of applications for student accommodation that have lapsed
over the last decade, it did not give a true reflection of the trends within the wider
residential market. Therefore we have excluded student accommodation from our
lapsed rates.
CONCLUSION
A7.19 On the basis of the figures in the table and in excluding the recessionary years, we
feel that 10% Lapse Rate is a reasonable assumption to apply in the current market,
for all types of consent (excluding student accommodation).
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Appendix 7.3b
Lapse Rates – Thriving Towns and Villages Policy Area
A7.20 The lapse rate (ie where planning permissions ‘drop out’) applied to housing
development with planning permission in the South Hams and West Devon that has
not started, is based on the mid-point of the 10-20% referred to in the Planning
Update presentation given by Ruth Stanier to the HBF Plannng Conference in
September 2015. Slide 5 from the presentation is reproduced in this Appendix.
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Ruth Stanier DCLG - Presentation to HBF Planning Conference September 2015
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Appendix 7.4
Delivery from windfalls
A7.21 The following tables provide evidence of the forecast of housing supply from small
windfall development in the future (sites not permitted as at 2016). This uses historic
evidence from which to calculate an annualised rate of delivery.
A7.22 In The Thriving Towns and Villages Policy Area, the rate of 47 per year is moderated



First by discounting a limited number of agricultural workers dwellings and some
certificates of lawful use recorded in South Hams, to ensure consistency with the
West Devon data (which brings the rate down to about 40 pa)
And then by discounting the potential supply on small sites that may be delivered
through the Neighbourhood Plan Allowance supply category, in order to avoid
overlap.
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Windfall Completions on sites
less than 5 dwellings:
Conversions (net change less
than 5):
Total Windfall Completions on
sites less than 5 dwellings:
Number of windfall
completions that are Garden
Development:
Total Windfalls Excluding
Garden development:

Year
2006/07
2007/08
2008/09
2009/10
2010/11
2011/12
2012/13
2013/14
2014/15
2015/16
2016/17

2016/17

2015/16

2014/15

2013/14

2012/13

2011/12

2010/11

2009/10

2008/09

2007/08

Plymouth City Windfalls

2006/07
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Total
20062017

Average
20062017

41

37

17

29

23

31

29

14

18

19

28

286

26

46

54

57

31

31

14

8

13

21

12

23

310

28

87

91

74

60

54

45

37

27

39

31

51

596

54

16

13

4

10

16

17

15

5

9

3

12

120

11

71

78

70

50

38

28

22

22

30

28

39

476

43

Total demolitions recorded in
delivery of dwellings table

Of this total the Number of demolitions that
were under 5 dwellings

113
13
94
141
22
146
112
32
203
61
143
1080

1
1
0
1
6
6
0
1
0
5
2
23

Annual average demolitions =2.1 pa Average Windfall Allowance (43) minus average demolitions under 5 (2.1) = 40.9 Dwellings

259

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018
South Hams and West Devon development on small windfall sites
Thriving Towns and
Villages Windfalls*
South Hams
Windfall Completions on
sites less than 10 dwellings:*
Number of windfall
completions that are Garden
Development:
Total Windfalls Excluding
Garden development:

Total
20112017

Average
20112017

Deduction to
avoid overlap
with NP

Windfall
dpa in
trajectory

-5

42 to 44
pa

22

-10

10to12
pa

70

-15

52 to 56
dpa

2011/12

2012/13

2013/14

2014/15

2015/16

2016/17

111

65

70

86

63

63

434

72

30

23

15

18

16

15

117

20

(81)
50#

42

55

44

47

48

286

48

42

28

33

26£

51$

53

233

39

13

21

7

12

25

5

78

17

29

9

6

14

26

48

132

79

51

61

58

83

96

418

West Devon
Windfall Completions on
sites less than 10 dwellings:*
Number of windfall
completions that are Garden
Development:
Total Windfalls Excluding
Garden development:
Thriving Towns and Village
Total Windfalls Excluding
Garden development:

Notes:
* Includes conversions on sites of less than 10 dwellings
$ Excludes dwellings at Brook Lane (recorded as small site, but part of large site development)
# Likely that some of the completions recorded in 2011/12 occurred in 2010/11 so 2011/12 total reduced to 50 (figure in bracket is recorded total)
.£ West Devon excludes some agricultural dwellings .
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Appendix 7.5

Delivery from Allocations

A7.23 The potential for delivery of housing supply from individual site allocations is recorded in the housing trajectories for the two Policy Areas.
Plymouth and South West Devon Joint Local Plan Allocations – Net Number of dwellings forecast to be delivered in the plan period
201415
Plymouth
PA*
Thriving
Towns and
Villages PA
TOTAL

201516

201617

201718

201819

201920

202021

202122

202223

202324

202425

202526

202627

202728

202829

202930

203031

203132

203233

203334

TOTAL

100

145

129

630

723

752

823

1,157

1,630

1,058

1,101

1,134

990

936

937

871

901

869

702

672

16,260

0

46

55

185

209

433

698

666

487

438

444

428

405

305

230

158

45

75

60

35

5,402

100

191

184

815

932

1185

1521

1823

2117

1496

1545

1562

1395

1241

1167

1029

946

944

762

707

21,662

*The Plymouth Policy Area total of 16,260 excludes 1,686 dwellings forecast to be completed after end March 2034. 16,260 is net of 464 demolitions (98 in 2018/19; 113 in 2019/20; and 253 in 2020/21)

A7.24 It is emphasised that the allocations are grouped together in the trajectories, to assist the reader. Some allocations now have planning permission.
A7.25 For the avoidance of doubt, the counts of commitments and completions in the main tables for the trajectory (the Summary used for Plan- Monitor Manage, and the Rolling 5 year housing land supply) do not
include allocations. The allocations have a separate row.
A7.26 In each of the housing trajectories, the summary table with the Housing supply categories clearly shows how many dwellings have been permitted or built on site allocations
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Appendix 7.6
Delivery from Neighbourhood Plans Allowance
A7.27 The following 2 tables for South Hams and West Devon provide the evidence to demonstrate that the potential supply from delivery of housing through the Neighbourhood Plans allowance has taken account
of SHLAA evidence, and the JLP Councils’ assessment of the possible impact on AONB and whether the site is “OK” ie appropriate to include in the calculation of potential, whether the yield should be
reduced to take account of impact. It also shows that the LPAs have had regard to sustainability of settlements, and any sites that would be considered small sites.
SOUTH HAMS

Village

Aveton
Gifford

Bickleigh

Neighbour
hood Planstage
completed

SHELAA
Reference

Notes

SH_02_04_16

Residential subject to
landscape impact,
flood risk and the
provision of
pedestrian access to
village.

Reg 7 Area
Designation

Reg 14
Pre
submission
consultation
and publicity

Land North of
Village Centre,
Aveton Gifford

2.1ha

N/A

N/A

Bigbury

30+

0

AONB

setting

N/A

Landscape Impact

OK?

Locally significant
views of northern
section from
immediate east.
Fine subject to low
density (<20dph)
and mitigation
(design and
landscaping.

Yes

N/A

N/A

Exclude
quantum :
cumulative
count for
Settlement
is well
above
minimum*

30

30+

0

Supply
Potential
- Quantum
counted in
Neighbourhood
Plan Allowance
supply in JLP
Trajectory

N/A
0

SH__05_08_14,
Land at St. Ann's
Chapel, Bigbury

Yes …
Reg 7 Area
Designation

Yield
(before
sieves
applied)

Yield
(reduced;
omits sites
not OK for
AONB
reasons;
& omits
commitments
at 31/3/16)

SH_05_09_14,
Holwell Farm, St.
Ann's Chapel

Residential subject to
landscape impact
and the provision of
pedestrian access to
village.
1.03ha
Limited constraints.
Potential for
residential or B1
employment uses.

30

Yes

45

Yes

1.72ha

SH_05_12_16,
Part Field behind
Bigbury Memorial
Hall, St Ann's
Chapel

Limited constraints.
Potential for
residential subject to
addressing
landscape impact
and creating strong
edge to
development.
1.05ha

30

Yes

Too significant;
open coastal
landscape, far
reaching expansive
views, skyline
development.
Too significant;
open coastal
landscape, far
reaching expansive
views, skyline
development.
Too significant;
open coastal
landscape, far
reaching expansive
views, skyline
development.

No

0

0

No

0

0

No

0

0
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Supply
potential to
be
discounted
from
windfall
supply in
JLP
Trajectory
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SH_05_13_16,
Fields 5227 and
6131 Chapel Farm,
St Ann's Chapel,
Bigbury, TQ7 4HQ

Limited extent of site
suitable due to
landscape impact
and topography.
2.82ha

50

Yes

Limited extent of site
suitable due to
landscape impact
and topography.

I don’t believe there
is scope for
extending this site
further due to
topography and
resultant landscape
impact (remainder
of the site rises
significantly above
the village).
Potentially in
remainder of
northern field if
single storey.

25
SH_06_02_08/13,
Town Farm,
Blackawton

Blackawton

N/A

SH_06_03_16,
Land south of
Blackawton,
adjacent
Greenslade House

Part of site for which
planning permission
(reference
06/0992/14/F) has
been granted for 60
dwellings and
0.029ha
employment.
6.32ha

(+ 50
committed)

Brixton

Reg 7 Area
Designation

SH_07_09_14/16,
Land to the east of
Winstone Lane,
Brixton

SH_07_10_14/16,
Land to the south
of The Crescent,
Brixton

Maybe,
reduce

15

15

10

Yes, reduce

10
(+ 60
committed)

7.35ha

Fine, subject to low
density (<20 dph),
small-scale
development.
Strategic
landscaping
required to southern
boundary.
Potentially more
significant from
Conservation
perspective.
Significant amount
of this already built
out and permitted.
Further extents
would undermine
masterplanning
principles for
Sherford and
landscape gap.

Subject to a sensitive
layout could provide
for an acceptable
form of residential
development with
minimal impact on
the wider AONB.

Yes

Would definitely be
“major
development”, no
scope – highly
visible on approach
from east.

No

0

0

Yes

Probably the best
option in Brixton.
Reasonable well
contained. Low
density.

Yes

20

20

Developable subject
to acceptable
vehicular access,
and limitations of
impact on the
landscape and
Conservation Area.

30

2.12ha

SH_07_08_14,
Land to the East of
Lodge Lane/West
of Stamps Hill,
Brixton

Southern extents of
site only. Lowdensity small scale
development.
Significant
landscaping
required

Potential for
residential / B1
employment subject
to landscape impact
and drainage
constraints.

3.95ha
Subject to suitable
access could provide
for a modestly scaled
residential
development.
1.16ha

100

50

20

setting
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Yes, reduce

25

25

No

0

0
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SH_07_13_16,
Land at Stamps
Hill, Brixton

Potential for
residential / B1
employment subject
to landscape impact.
3.36ha

50

setting

Elevated above
village, same issues
as 08_14 above

No

0

0

Charleton

N/A

N/A

N/A

0

Yes

N/A

N/A

0

N/A

0

Churchstow

N/A

N/A

N/A

0

Yes

N/A

N/A

0

N/A

0

Cornwood

N/A

N/A

N/A

0

No

N/A

N/A

0

N/A

0

Cornworthy

N/A

N/A

N/A

0

Yes

N/A

N/A

0

N/A

0

Dean Prior

N/A

N/A

N/A

0

No

N/A

N/A

0

N/A

0

SH_17_02_08/13,
Glebe

Development
potential subject to
heritage and
landscape impact

5

Yes

Potential subject to
access. Attractive
area, would need
high quality low
density and
sensitive design.

Yes

5

5

15

Yes

Potential AONB
constraints, set
above the village.

No

0

0

Diptford

N/A

0.23ha

Dittisham

N/A

SH_18_01_13/16,
Cott Farm Site 1

Limited constraints to
the development of
the northern part of
the site and there
could be potential for
residential
development.

East
Allington

N/A

N/A

N/A

0

No

N/A

N/A

0

N/A

0

East
Portlemouth

N/A

N/A

N/A

0

Yes

N/A

N/A

0

N/A

0

East Prawle

N/A

N/A

N/A

0

Yes

N/A

N/A

0

N/A

0

Frogmore /
Sherford

Reg 5
application
received

N/A

N/A

0

Yes

N/A

N/A

0

N/A

0

Halwell /
Moreleigh

N/A

N/A

N/A

0

No

N/A

N/A

0

N/A

0

SH_23_11_08/13,
land at Tristford
Road, Harberton,

Potential for
residential
development.

5

No

Maybe

5

5

Totnes

0.23ha
Limitation on extent
of site due to
landscape impact
and
topography.

Elevated above the
village, potential for
significant impacts

5

No

Feels very isolated
and remote from the
village, significant
landscape impacts.

No

0

0

3

Yes

Fine – Conservation
Area though.

Yes

3

3

Haberton

Reg 7 Area
Designation
SH_23_17_16,
Land east of
Harberton

5

5

0.69ha
Holbeton

No

SH_25_01_13,
The Dartmoor
Union Public

Limited constraints.
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Kingston

Kingswear

Loddiswell

Malborough

Reg 7 Area
Designation

Reg 7 Area
Designation

Reg 7 Area
Designation

Reg 14
Pre
submission
consultation
and publicity

House, Holbeton,
Devon

0.19ha

N/A

N/A

SH_30_01_08/13,
Land off Brixham
Road, Waterhead

Constraints relating
to topography,
access and trees.
Potential for some
development.

Brake, Kingswear

0.91ha

SH_32_02_08/13,
School Playing
Fields
SH_33_04_08/13,
Alston gate
Nursery,
Malborough,
TQ7 3BT

SH_33_09_14,
Portlemore Lane

Potential subject to
the relocation of the
school playing field.

0

Yes

N/A

N/A

0

Yes

No principle
landscape issues
but topography,
access, TPO trees –
very unlikely,
unwise to count in
this exercise.

Yes

5 AH

5

5

yes

Potential, but
unsure where
playing field could
be relocated.

Yes

10AH

10

10

Yes

This is built.

-

Yes

Too many – NP is
proposing 40 in total
(across more sites)?
Not really a very
good site.

5 AH

10AH

0.77ha
Limited constraints.
0.55ha
Potential subject to
securing vehicular
access

15AH

50?

2.23ha

SH_34_01_08/13,
Land at Five
Lanes,

Marldon

Reg 7 Area
Designation

SH_34_02_13,
Land east of
Vicarage Road,
SH_34_03_08/13,
Land at
Westerland Green,
Moorview,
SH_34_06_08/13,
Land adjacent Five
Lanes Road and
Preston Down
Road

Significant
constraints
Associated with
access and noise. In
combination with
34_02_13
appropriate access is
possible for a mix of
employment and
residential
2.82ha
As above

50

N/A

0

0

0

NP 40… now
application
40
40

No

Fine

Yes

50

YES

0

0

No

Significant overlap
with 34_01_08
above – do not
double count.

Yes

0

0

40

No

Fine

Yes

40

40

No

Significant overlap
with 34_01_08
above – do not
double count.

Yes

0

0

Limited constraints.

1.29ha
Significant constraint
identified relating to
location Potential for
employment
development.
2.51ha

0
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SH_34_10_16,
Former
Glendinning site,
Torhill,
Ipplepen Road,

SH_37_02_13,
Parsonage Farm
Development site
at SX 553 487 ,
Parsonage Road
Newton and
Noss

Reg 7 Area
Designation

SH_37_07_08/13

SH_37_09_16,
Land at Butts Park,

Rattery

N/A

SH_39_02_08/13,
Land to rear of
Garden Close

Ringmore

N/A

N/A

Shaugh Prior

N/A

SH_42_01_14 and
SH_42_02_14,
Lee Moor Refinery
Sites A and B

PDL would
accommodate smallscale that relates
well to the built-form
and functioning of
the village.
0.68ha
Potential subject to
landscape and
heritage.
0.96ha
VHI

West of Collaton
Park
Significant
development but
offers scope to
integrate Butts Park
with the village.
Mixed use.
4.49ha
Potentially suitable
although access can
only be achieved if
the VHI site is
developed to the
north.
0.67ha
N/A
Further investigation
of Mineral
Consultation Zone,
biodiversity,
landscape and flood
risk constraints
required to determine
potential.
Mixed use

15

No

Fine

Yes

15

15

10

Yes

Fine – no landscape
objection from AW

Yes

10

10

16

Yes

Appl 1714/15 F
consented for 16
dws 18/03/16

-

0

0

Yes

70

70

70

Yes

Consented
09/09/2016
2548/14/O
(March 2017
Monitoring Point)

50AH

Yes

Major development,
significant impact.

No

0

0

15

No

Fine, subject to
landscaping on
western boundary

Yes

15

15

0

Yes

N/A

N/A

0

DNP setting

Potential for
significant impacts
on DNP.

No

0

300?

N/A

0

0

16ha
Slapton

N/A

N/A

N/A

0

Yes

N/A

N/A

0

N/A

0

South Huish

Reg 7 Area
Designation

N/A

N/A

0

Yes

N/A

N/A

0

N/A

0

South Milton

Reg 14
Pre
submission

N/A

N/A

0

Yes

N/A

N/A

0

N/A

0
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consultation
and publicity
Sparkwell

N/A

SH_49_04_13,
Land at Birchland
Farm, Sparkwell

SH_49_07_13,
Land at Lee Mill

Capacity for small
scale if pedestrian
access can be
achieved.
1.28ha
Sustainable
extension to Lee Mill
village. Constraints
posed by noise and
air quality.

15

(DNP setting)

Fine

Yes

15

15

30

No

Fine, but this is very
high density for
edge of settlement.

Yes, but
reduce

25

25

15

No

Fine

Yes

15

15

0

No

Fine

0

0

10

No

Open to landscape
to south. Would
need sensitive
design, probably 11.5 storey.

Maybe

10

10

20

Yes

Permitted and built.

Yes

20

0

30

Yes

Too much of an
extension

No

0

0

20

Yes

Significant impact –
rising above village

No

0

0

20

Yes

Significant impact

No

0

0

0.82ha
Sparkwell
(Lee Mill)

N/A

SH_49_12_16,
Land north and
south of New Park
Road and the A38,
Lee Mill

SH_49_14_16,
Land at Lee Mill

Staverton

Reg 7 Area
Designation

SH_50_10_08/13,
Land adjacent to
Beare Farm,
Landscove
SH_51_01_08/13,
Part Field No
0048, School
Road.

Stoke
Fleming

Reg 7 Area
Designation

Sustainable
extension to Lee Mill
village. Constraints
posed by noise and
air quality.
0.59ha
Limited constraints
for employment use.
0.78ha
Limited constraints to
residential
development.
0.5ha
Limited constraints.
Potential for
residential
development.
0.66ha

SH_51_02_08/13,
Land at School
Road, Stoke
Fleming (East of
Stoke Fleming

Limited constraints.
Potential for
residential
development.

Community
Primary School)

1.17ha

SH_51_11_13,
Land at Glebe
Farm, Stoke
Fleming,
Dartmouth, TQ6
0QF
SH_51_12_13,
Land at Glebe
Farm, Stoke
Fleming,
Dartmouth, TQ6
0QF

Limited potential due
to landscape
constraint.
2.13ha
Limited potential due
to landscape
constraint.
0.68ha
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SH_51_16_16,
Dartmouth
Camping and
Caravanning Club,
Stoke Fleming,
TQ6 0RF

Limited potential due
to landscape
constraint. Further
assessment to
determine potential.
Permission exists on
part of site.
2.29ha

SH_52_03_08/13,
Victoria and Albert
Inn Car Park,
Coombe Shute

Stoke
Gabriel

Reg 7 Area
Designation

H_52_08_14,
South Hams
Garden Centre and
Land at Yellands
Farm, Paignton
Road

SH_52_09_16,
Field at Crownley
Lane, Stoke
Gabriel

Strete

Reg 7 Area
Designation

SH_54_01_08/13,
Village Centre Site,

Ugborough
(village)

Reg 16
Publicising a
plan proposal

N/A
SH_58_02_08/14,
Land at Manor
Farm, Down
Thomas

Wembury

Reg 7 Area
Designation

H_58_13_16, Land
at Renney Road,
Down Thomas,
Wembury - Site 2

Planning permission
granted for 10
Dwellings.

10?

Yes

No potential beyond
that already
permitted.

No

Yes

Already consented?
52/2477/15/F.
Decision notice 22
Feb 2016
Permitted 10 dws

Yes

0

Yes

No principle issue,
but requirements for
pedestrian access
to the village are
problematic.

Yes

50

Yes

No principle issue
but concern over
quantum of
development at
Stoke Gabriel if
these sites and
permitted were to
be built out.

Yes

30

30

50

yes

? Conservation
impact. Unsure on
landscape impact;
within built pattern
of village. Potential
for very small-scale
infill

Yes, reduce

10

10

N/A

0

No

N/A

N/A

0

Limited potential due
to landscape
constraint

Yes

Fine? Attractive
area but limited
wider views. Would
need careful design
and access

Yes

8

8

0.26ha
Scope for a smallscale development
fronting Renney
Road in keeping with
the traditional
cottages in the
village.
01.6ha

Yes

Very open, wide
views. Significant
impacts

No

3

0

0

30AH

10

0.26ha
Limited constraints.
Potential for
residential or
employment uses
subject to the
provision of a
pedestrian link to the
village.
2.09ha
Limited constraints.
Potential for
residential or
employment uses
subject to the
provision of a
pedestrian link to the
village.
1.29ha
Potential for
residential
development on part
of site subject to
landscape and
heritage constraints.
2.49ha

0

50

30

8

3

268

0

YES

N/A

0

10

0

8

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018

SH_58_12_08/14,
Land east of Cliff
Road

West
Alvington

N/A

SH_59_04_08/13,
Land at Home
Field, West
Alvington

Due to the significant
constraints identified
relating to landscape
and visual impact,
the site is not
considered to have
potential for
development at this
time. 1.1ha
development under
construction

15

Yes

Potential for
significant impact
too close to the
coast.

30+
including
AH (DCH)

Yes

Consented and
under construction

No

0

0

0

0

0.75ha

TOTAL

431

76

The total of 431 was rounded down to 420 for the 2016 Monitoring Point Trajectory, and contributes to the 720 dwellings in the supply category “Sustainable Villages (Neighbourhood Plans) allowance in Submission
JLP Table 3.3
However the 70 dwellings at West of Collaton Park, Newton Ferrers, now need to be omitted from this supply category. This site is not included as a housing site allocation in the draft Newton and Noss
Neighbourhood Plan. This reduces the potential supply currently identified down to 350 dwellings. The planning permission is counted instead as a Large Site Commitment in the 2017 Monitoring Point Housing
Trajectory.
350 equates (equating to 50% of the 700 original indicated in the July August 2016 JLP consultation Thriving Towns and Village Booklet

## Note : Other Neighbourhood Plans are in preparation eg for Main Towns, and for Smaller Towns and Key Villages, but this appendix focuses only on the settlement category of Sustainable Villages.
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WEST DEVON

Village

Bere Ferrers

Neighbourhood
Plan – stage
completed

Reg 14 Pre
submission
consultation and
publicity

SHELAA Reference

WD_48_09_08/13,
Land rear of Trevethan
Park, Bere Ferrers

WD_21_01_08/13,
Allotment Gardens,
Bratton Clovelly
WD_21_06_13,
Rectory Field, Bratton
Clovelly
Braton Clovelly

Reg 7 Area
Designation

WD_21_08_13, Mill
Park
Meadow, Bratton
Clovelly
WD_21_03_08/14,
Land adjacent to
Village Hall, Court
Barton

Bridestowe

Buckland

Exbourne

Reg 7 Area
Designation
/SEA-HRA
Screening

Reg 14 Pre
submission
consultation and
publicity
Reg 7 Area
Designation

Notes

3.5ha. Limited
potential due to
sensitivity of AONB
and limited range of
local facilities. West
and south of site
developable for 15.
1ha. Limited
potential due to
impact on the
character of the
village.
4.6ha. Limited
potential due to
impact on the
character of the
village.
2.4ha. Limited
potential due to
impact on the
character of the
village.
1.1ha. Limited
potential due to
impact on the
character of the
village.

AONB

Landscape OK?

Yield (reduced;
omits sites not
OK for AONB
reasons;
& omits
commitments at
31/3/16)

7

Yes

Western extents
only. Current
application for 7,
no landscape
objection 0788/16/OPA

7

7

7

10

No

Yes, subject to v.
low density.

10

10

10

10

No.

Yes, subject to v.
low density.

10

10

10

5

Yes

No. Very open to
views from east
and south.

0

0

10

No

Yes, subject to v.
low density.

10

10

Yield (before
sieves
applied)

Exclude :
Settlement
well over
minimum

Supply Potential
- Quantum counted
in Neighbourhood
Plan Allowance
supply in JLP
Trajectory

Discounted
from
windfall
supply in
JLP
Trajectory

WD_27_01_08/13,
Pigs Leg Lane,
Bridestowe

1.1ha. Watercourse
and electricity wires
would reduce yield.

15

No

Yes

15

15

WD_27_02_08/13,
Land to west of Pool
Hill, Bridestowe

0.7ha. Potential
limited by landscape
character and Grade
II* listed building.

15

No
(setting?)

Yes, reduce to
single road
frontage

10

10

WD_27_05_08/13,
Land to rear of Town
Meadow,
Bridestowe

1.4ha. Flood zone
likely to reduce
yield.

15

No

Yes

15

15

Three
potential
sites, but
AONB

Yes

-

Three potential
sites, but AONB =
0 for this exercise

0

10

No

Yes, reduce

5

5

N/A

N/A

WD_08_02_08/13,
Workshop rear of

0.4ha. Limited
primary school
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Meadows Edge,
Exbourne

Highampton

Reg 7 Area
Designation
/SEA-HRA
Screening

WD_08_06_13, North
Road, Exbourne, EX20
3SH

7ha. Limited
primary school
capacity, impact on
the character of the
village and wider
landscape
constraints
development.
Access would need
to be achieved via
WD_08_02_08/13.

10

No

Yes (at southern
end only)

10

10

10

WD_08_07_13, Town
Living, Exbourne

1.6ha. Limited
potential for
development. This
would be through
the conversion of
existing buildings

5

No

Yes

5

5

5

WD_05_08_13, Land
adjacent to Lyndhurst,
Highampton

1.2ha. Limited
constraints.

30

No

Yes

30

30

10

No

Yes

10

10

15

No

Yes

15

15

5

No

Yes

5

5

5

10

No

Yes

10

10

10

WD_11_08_08/13,
Land west of Glencoe,
Folly Gate
Inwardleigh

N/A
WD_11_10_14, Land
west of Folly Gate
Village
WD_44_02_08/13,
Kooshti-Bok, Lower
Widslade, Rushford

Lamerton

Reg 7 Area
Designation
/SEA-HRA
Screening

capacity constrains
potential.
Employment uses
and/or dwellings.

WD_44_03_08/13, St
John’s, Lamerton

0.7ha. Limited
potential due to
listed building,
watercourse and
limited range of
facilities.
2.4ha. Limited
potential due to
limited range of
facilities.
0.2ha. Potential
limited due to
existing buildings,
which are likely to
affect viability.
0.4ha. Potential
limited due to
landscape character
of the green triangle.

10

WD_44_05_08/13,
Court Cottage Farm,
Lamerton

1.6ha. Potential
limited by impact on
setting of the listed
building.

10

No

Yes

10

10

10

WD_44_08_08/13,
Land behind Trenance
Drive.

1.3ha. Potential
limited due flood
zone and landscape
character

10

No

Yes

10

10

10
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WD_44_14_13, Land
adjacent to Green Hill,
Lamerton
WD_44_15_13, Land
at Hurlditch
Farm, Lamerton.

Lewdown

Lifton
Meeth

N/A

Reg 7 Area
Designation
/SEA-HRA
Screening
Reg 7 Area
Designation

15

No

Yes

15

0.7ha. Limited
constraints.

15

No

No, elevated
remote from
village

0

0

12

12

YES

0

WD_32_04_08/13,
Land adjacent to
Rowan Cottages,
Lewdon

0.5ha. Limited
constraints.
Proximity to Sewage
Treatment Works
may reduce yield.

12

No

Yes – there’s
substantial
overlap with
13_08/13 below –
don’t double
count

WD_32_09_08/13,
Field 5983, Crossroad
Farm, Lewdon

1ha. Potential
limited due to impact
on landscape
character.

15

No

Yes

15

WD_32_10_08/13, Part
of field 8087,
Crossroads Farm,
Lewdon

0.5ha. Limited
constraints

10

No

Yes

10

10

WD_32_11_13,
Jethro's Motel, Lewdon
EX20 4DX

1.5ha. Limited
constraints.

30 (11 on part
of site –
decision
pending for
2844/15/FUL

No

Yes, reduce to
allow landscaping
of southern
boundary

20

20

WD_32_13_13, H16
Land at Rowan
Cottages

0.5ha. Limited
constraints.
Could be delivered
independently or
alongside
WD_32_04_08/13.

No

Yes, but see
above re overlap
and double
counting (suggest
reduce to 5 on
remaining site
area)

5

5

12

YES

0

Local centre

0

-

0

0

No sites

0

-

0

0

WD_42_09_13, Land
between Sunwaye and
Marlow Crescent,
Chillaton

Milton Abbot

3.7ha. Potential
limited due to
landscape character
and primary school
capacity.

Reg 7 Area
Designation

WD_42_01_08/13,
Land adjoining Fore
Street, Milton Abbot

2.6ha. Potential
limited due to
landscape
character, primary
school capacity and
range of local
facilities. Western
boundary most
suitable as frontage
development.
1.2ha. Potential
limited due to
landscape
character,
watercourse,
primary school
capacity and range
of local facilities.

10

No

No

0

0

10

setting

Yes, only at lower
(southern) edge

10

10
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WD_42_05_08/13,
Allotment Gardes, Fore
Street, Milton Abbot

WD_42_06_08/13,
Land adjacent
Vicarage Gardens

North Tawton

Northlew

Reg 7 Area
Designation

Smaller town

N/A

WD_20_02_14, Land
to the north of The
Meadows
WD_20_03_14, Land
to the rear of
Kimberlands
WD_20_04_14, Land
to west of The
Meadows

0.5ha. Potential
limited due to need
to retain allotments,
primary school
capacity and range
of local facilities.
1.7ha. Potential
limited due to impact
on the AONB,
heritage assets and
primary school
capacity. Northern
part of the site most
suitable. Site should
be alongside
WD_42_05_08/12

5

5

setting

Yes

5

5

adjacent

No – AONB
impact and
isolation from
village form.

5

0

1ha

5

0

2 x 30 + 5

No

Yes, reduce

20

20

1.6ha

?

No

Yes, reduce

20

20

0.9ha

?

No

No

0

0

Okehampton &
Okehampton
Hamlets

Reg 7 Area
Designation

Main town

Sampford
Courtney

N/A

WD_12_04_13, Four
Acres, Sampford
Courtenay

1.7ha whole site not
suitable, road
frontage only

5

Setting DNP

Yes

5

5

5

WD_25_01_14 , Land
adjacent to

0.3ha

9

No

Yes, reduce

5

5

5

0.6ha

18

No

Yes, reduce,
northern area only

10

10

10

0.7ha

?

No

Yes, reduce

10

10

10

Sourton

N/A

-

0

Highwayman Inn

Spreyton

Tavistock

N/A

N/A

WD_27_03_14/16,
Land opposite Cross
Meadow
WD_27_06_16, Land
North of Spreyton
Wood road, Spreyton
EX17 5DY (nearest).
Parcel A.
Main town

-

0
312

TOTAL

The 312 total is rounded down to 300 which is the amount indicated in the July/August 2016 Consultation Thriving Towns and Villages Booklet
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Appendix 7.7
Delivery from Student Accommodation Release – Plymouth
Extract from the Plymouth Student Accommodation, February 2017

A7.28 National Planning Policy Guidance considers that it is appropriate to include student
accommodation towards the city’s housing requirement and clarifies the following:
‘How should local planning authorities deal with student housing?
All student accommodation, whether it consists of communal halls of residence or
self-contained dwellings, and whether or not it is on campus, can be included
towards the housing requirement, based on the amount of accommodation it
releases in the housing market. Notwithstanding, local authorities should take steps
to avoid double-counting.’
A7.29 Having regard to the above guidance, a calculation to determine the likely number of
dwellings that are released to the housing market resulting from the delivery of
Purpose Built Student Accommodation has been devised to help inform housing land
availability projections. The calculation is based on a number of assumptions that
will be explained for transparency and to assist understanding.
Housing Topic Paper March 2017 (TP3) included
a) FIGURE1: Predicted release of market housing from delivery of PBSA from
2016
Number of properties 100% student occupied (01/04/16): 2,859 (A)
Licensed HMO properties 100% student occupied (03/01/17): 512 (B) offering a bed space
total of 3,796 (B1)
(A) – (B) = (C) Total number of properties with <5 student occupants 2,347
*Working with the assumption 3 students reside in each property:
(C) x 3 = 7,041 (C1) people/bed spaces in students exclusive properties
(B1) + (C1) = 10,837 (D) student exclusive properties bed space total
(D) / (A) = 3.79 (E) bed space/ students per HMO ratio
b) Appendix 5 Estimated number of dwellings released to the open market following the
delivery of PBSA during the plan period 2016 – 2034 as of 30 January 2017
These have been superseded by the data in Table A7.1below, the results of which are
entered in the relevant years in PPA2017 Monitoring Point housing trajectory (TP3F)
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TABLE A7.1 Purpose Built Student Accommodation Provision & Effective student HMO release allowance in PPA housing trajectory (TP3F Table PPA2)

Status

Application
Ref.

Site completed in 2014/15

13/01103/FUL

Site Address
LONGFIELD HOUSE,
GREENBANK ROAD

Student Occupancy
Assumption - Student
HMO Occupancy
methodology applied
(75% for large scale
Student
PBSA, 95% for small
Bedspaces scale PBSA)

Student
Units
65

65

62
Total

Site completed in 2015/16

15/01225/FUL

Site completed in 2015/16

15/01364/FUL

ROYAL INSURANCE
BUILDING ST
ANDREWS CROSS
HAMPTON
COTTAGES, REGENT
STREET

15/01225/FUL

Site completed in 2016/17

16/01856/FUL

ROYAL INSURANCE
BUILDING ST
ANDREWS CROSS
TAMAR HOUSE, ST
ANDREWS CROSS

Effective Student
HMO release
allowance (Year)

16

2015/16

16

2015/16

28

75

71

19

2016/17

39

193

145

38

2016/17

57

2016/17

Total
Site completed in 2016/17

Effective Student HMO
Release methodology
applied (divide by 3.79
and 50% lapse rate
applied to sites yet to
commence)

2

7

7

2

2017/18

56

56

53

14

2017/18

16

2017/18

Total
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Status
Site under construction as
at April 1st 2017 forecast
to complete in 2017/18
Site under construction as
at April 1st 2017 forecast
to complete in 2017/19
Site under construction as
at April 1st 2017 forecast
to complete in 2017/20
Site under construction as
at April 1st 2017 forecast
to complete in 2017/21
Site under construction as
at April 1st 2017 forecast
to complete in 2017/22
Site under construction as
at April 1st 2017 forecast
to complete in 2017/23
Site under construction as
at April 1st 2017 forecast
to complete in 2017/24

Application
Ref.

Site Address

Student Occupancy
Assumption - Student
HMO Occupancy
methodology applied
(75% for large scale
Student
Student PBSA, 95% for small
Units Bedspaces
scale PBSA)

Effective Student HMO
Release methodology
applied (divide by 3.79
and 50% lapse rate
applied to sites yet to
commence)

Effective Student
HMO release
allowance (Year)

15/01143/FUL

BECKLEY COURT,
ARMADA WAY

290

507

380

100

2018/19

16/01856/FUL

TAMAR HOUSE, ST
ANDREWS CROSS

77

48

46

12

2018/19

15/02184/FUL

119 Mayflower Street

60

79

75

20

2018/19

14/01264/FUL

CRESCENT POINT,
THE CRESCENT

137

348

261

69

2018/19

14/01095/FUL

BEDFORD VILLA,
AMITY PLACE

1

6

6

2

2018/19

11/00577/FUL

LAND OFF
BEAUMONT ROAD

15

45

43

11

2018/19

14/01228/FUL

LP061 NHS TRUST
PLYMOUTH
HOSPITALS,
PLYMOUTH ROYAL
EYE INFIRMARY

42

164

123

32

2018/19

Total

276
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Status

Application
Ref.

Site Address

Student
Units

Student Occupancy
Assumption - Student
HMO Occupancy
methodology applied
(75% for large scale
Student
PBSA, 95% for small
Bedspaces
scale PBSA)

Effective Student HMO
Release methodology
applied (divide by 3.79
and 50% lapse rate
applied to sites yet to
commence)

Effective
Student HMO
release
allowance
(Year)

Sites with consent yet to commence below have a 50% lapse rate applied and the allowance is apportioned across 2019-22 as an average per year
Site with planning consent yet
Mayflower House, 178
to commence construction as
15/01622/FUL
140
490
368
48
To 184 Armada Way
at 1st April 2017
Site with planning consent yet
Derrys Department
16/00030/FUL
205
500
375
49
to commence construction as
Store, 88 Royal Parade
at 1st April 2017
Site with planning consent yet
to commence construction as
16/00554/FUL
17-19 Mayflower Street
162
267
200
26
at 1st April 2017
Site with planning consent yet
to commence construction as
16/01992/FUL
33 Bretonside
8
8
8
1
at 1st April 2017
Site with planning consent yet
50 EBRINGTON
to commence construction as
15/00424/FUL
3
8
8
1
STREET
at 1st April 2017
Site with planning consent yet
Belgrave Snooker Club,
to commence construction as
15/02137/FUL
43
43
41
5
2 Belgrave Road
at 1st April 2017
Site with planning consent yet
to commence construction as
15/02337/FUL
47 North Road East
28
37
28
4
at 1st April 2017

Total

277

Apportioned
across 3 years
135
2019-2022
at 45dpa)
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.Appendix 7.8
SHLAA disclaimer
A7.30 Paragraph 1.3 of the Plymouth City Council SHLAA February 2017 provides a
statement about the status of the SHLAA and is reproduced below.

1.3.1 The Plymouth SHLAA is not a planning decision making document. It
makes broad assumptions in terms of suitability in order to bring
forward a wide range of sites for consideration of housing potential.
Sites that are identified in the SHLAA would be required to be further
tested by the planning application or allocation processes including
consideration of sustainability and planning criteria, development plan
policies, national planning policies and consultation before they could
be deemed suitable in planning terms.
1.3.2 The SHLAA is not development plan policy and does not indicate that
sites will be allocated within the joint local plan nor indicate that sites
will be granted planning consent. The SHLAA does not preclude sites
from being developed for other suitable uses nor does it preclude
other sites which have not been submitted or assessed during this
process from coming forward for housing.

A7.31 The February 2017 SHLAA for South Hams and West Devon includes a similar
statement.
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Appendix 8.1
A8. Affordable Housing - Forecast Supply
A8.1

The methodology for calculating the forecast affordable housing supply in the plan
period is based on


Commitments from planning permissions as at 31 March 2016 and
completions 2014 to 2016



Applying the 30% policy to qualifying sites ie sites of 11 or more (unless in
exceptional circumstances the LPAs consider that an off site contribution is
appropriate) – The rate is applied to qualifying sites that are :



A8.2

o

JLP allocations; or

o

The Neighbourhood Plan allowance

The 30% is not applied to small windfalls (they are below the threshold) or to
the release of dwellings resulting from Student accommodation development

The housing trajectories record the forecast of total affordable housing delivery,
notably those on the individual large sites as well as totals for small sites and
Neighbourhood Plan allowance.
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Appendix 8.2
AFFORDABLE HOUSING SHMA PART 2 AND NPPG PARAGRAPHS 21 AND 29

A8.3

SHMA Part 2 paragraph 7.2 makes clear that it is for the JLP Councils to consider,
and therefore decide, whether or not the housing provision target in the JLP (SPT3)
should be increased above the OAN to help meet affordable housing need.

A8.4

Affordable housing need as calculated in SHMA Part 2 (Chapter 5) as per the PPG is
not a target or a requirement. It is a measure (a rate of flow) which informs the JLP
Councils’ decision (taken in the round and in light of viability evidence) whether or not
to set a housing target over and above the OAN where it could help meet the need
for affordable housing.
Consideration of SHMA Part 2 Section 7 conclusions about Affordable Housing Need

A8.5

The JLP Councils have considered ‘Affordable Housing Need’ for NPPG paragraph
29 purposes. That is, whether or not the JLP housing target in the Local Plan should
be increased above the OAN recommended in SHMA Part 1 to assist with meeting
the need for affordable housing. This is separate from the consideration of
affordability as part of the Market Signals uplift already included in the OAN
calculations58.

A8.6

The JLP Councils therefore considered the evidence which provides an assessment
of AHN for PPG paragraph 29 purposes that is set out in SHMA Part 2 Chapter 5 and
in Appendix 5 (HO13A). This assessment of AHN is a calculation of the annual need
for affordable housing based on 4 elements (current need less current supply and
future need less future supply). As well as being used to decide whether or not to
uplift the housing target for affordable housing reasons, the evidence in the tables in
Chapter 5 and Appendix 5 are the basis for the mix of housing sought when
determining planning applications.

A8.7

The JLP Councils have considered whether or not the housing target in the local plan
should be increased above the total OAN (27,300) to assist with meeting the need for
affordable housing. 59 . They started by considering the conclusions presented in

58

The PPG sets out the assessment of the OAN (PPG 2a-14 to PPG 2a-20) separately to the assessment of
Affordable Housing Need (PPG 2a-22 to PPG 2a-29). Paragraphs 4.8 and 4.10 of this Topic Paper confirm that
the OAN in SHMA Part 1 includes the uplifts made market signals and these uplifts were made for reasons of
affordability (ie house prices) as well as undersupply, but paragraph 4.8 makes clear that SHMA Part 1 does
not, and should not, further adjust the OAN for Affordable Housing Need reasons.
59

ID 2a-029-20140306 “The total affordable housing need should then be considered in the context of its
likely delivery as a proportion of mixed market and affordable housing developments, given the probable
percentage of affordable housing to be delivered by market housing led developments. 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”
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SHMA Part 2 section 7 about affordable housing need in each authority area, as
follows:
A8.8

Plymouth City. On the basis that the evidence justifying the assessment of
Affordable Housing Need is robust (see paragraph 5.8 to 5.13 in this topic Paper),
the JLP Councils accept the conclusions in SHMA Part 2 paragraph 7.3 based on an
AHN of 189 households per year for the Plymouth HMA:
“the Council can be confident that the affordable housing requirement can be
met by the OAN identified and no adjustment is required to this figure.

A8.9

West Devon Borough On the basis that the evidence justifying the assessment of
Affordable Housing Need is robust (see paragraph 5.8 to 5.13 in this topic Paper),
the JLP Councils accept the conclusions in SHMA Part 2 paragraph 7.15 based on
an AHN of 57 households per year
“the Council can be confident that the affordable housing requirement can be
met by the OAN identified and no adjustment is required to this figure.

A8.10 South Hams District On the basis that the evidence justifying the assessment of
Affordable Housing Need is robust (seeTP3(rev) paragraph 5.58 to 5.7 ), the JLP
Councils have considered the conclusions in SHMA Part 2 paragraphs 7.8 to 7.10
based on AHN of 98 households per year:
7.8 The total annual affordable housing need in South Hams of 98 households
per year (as set out in Appendix 5) represents 58.6% of the annual projected
household growth in the City 60between 2014 and 2034 (167 households per year
as identified within the full OAN calculations). This proportion of new housing
as affordable appears difficult to deliver in South Hams, so the Council may
want to consider an uplift to the OAN to help provide more affordable
housing. However it is important to consider the conclusions of the report into
the Stroud Local Plan where the inspector said
(Those conclusions are reproduced in paragraph 7.9.)
7.9 ‘The need for affordable housing is certainly a policy consideration that could
influence housing targets, particularly in view of affordability issues, but it is
distinct from the overall objective assessment of housing need, since the
methodology and numbers are not compatible. Although a modest increase in the
overall housing requirement could be considered, to seek to deliver all the
affordable housing needed through the provision of market housing would result
in unrealistic and undeliverable rates of housing development.’ (para 48)
7.10 The proportion of new affordable housing required within the LTBHM model,
29.1% as indicated in Table 4.3c, also indicates the relative affordability pressure
that exists on the market. When setting an affordable housing target in the Plan
the Council will need to consider the full range of evidence (including the viability
assessment) and allowance will need to be taken of the fact that some sites may
not deliver affordable housing (for example due to policy thresholds).
(JLP Councils emphasis)
60

The reference to ‘city’ is a typographical error – it should refer to ‘district’
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A8.11 CONCLUSION 1 - No adjustment is necessary to further raise the housing
requirement above the Plymouth or West Devon OAN for affordable housing need
needs.

A8.12 CONCLUSION 2 – The JLP Councils have given consideration to further increasing
overall housing supply above the South Hams OAN to help deliver the affordable
housing need from the South Hams but no further additional uplift was considered
appropriate for the reasons set out in paragraphs A8.11 to A8.24 below. The
Councils are mindful that the AHN figure of 98 dpa produced by SHMA Part 2 is an
unconstrained figure set in the current housing market situation (HO13A paragraph
1.5). It is not based on assumptions about future changes in house prices and
earnings. Nor does it seek to predict the impact on affordable housing need of
ongoing welfare reforms and housing policy changes signalled in the Housing White
Paper.
A8.13 Affordability Threshold The quantitative and qualitative analysis in SHMA 2 leads
to the baseline approach used in the SHMA 2 report – where the affordability test in
the affordable housing need model is based on the cost of housing constituting no
more than 35% of gross household income. Considering the evidence altogether,
leads to the conclusion in SHMA Part 2 that taking 35% as the threshold for the
Plymouth HMA is robust for the purposes of AHN and affordability. The SHMA Part 2
conclusions in Section 7 paragraphs 7.3, 7.8 and 7.15 are the result of that baseline
approach.
A8.14 The threshold is based on no more that 35% of household income spent on housing
rent is a key assumption used in SHMA Part 2 (HO13A) for the assessment of both
‘affordability’ for the OAN and for the ‘Affordable Housing Need’ (AHN) model.
A8.15 Annex 1 to Topic Paper Appendix 8.2.is a paper provided by the Consultants who
produce SHMA Part 2 (H013A). This paper expands on footnote 8 on page 52 and
Appendix 3 of SHMA 2 regarding the affordability threshold of 35% on income spend
on housing.
A8.16 Sensitivity Testing
SHMA Part 2 has undertaken sensitivity analysis based on
comparing three levels of gross household income spent on housing rent payable:
35%; 30%; and 25%. This forecasts the number of affordable housing required per
year (ie the AHN) at each level. The lower the level of household income spent on
housing, the higher the amount of affordable housing to be provided. Table 5.14 sets
out the annual rates of affordable housing for the Plymouth HMA related to 35%,
30% and 25% levels are 344, 694, 1080 affordable dwellings respectively. These
totals are derived by aggregating the annual rates for each district in the HMA set out
in Tables 5.14a, 5.14b and 5.14c in Appendix 5.
A8.17 The JLP Councils therefore have considered whether there is evidence to justify
planning on the basis of either of the lower figures of percentage of gross household
income being spent on housing that were subject to the sensitivity testing, The
Councils are mindful that historically delivery of affordable housing has been a
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priority for South Hams District Council. This was expressed for example in the
paragraph 1.5 of the adopted South Hams Affordable Housing DPD
‘The Council is determined to vigorously address local priorities, particularly the
delivery of affordable housing. It has adopted the aim of; “improving the wellbeing of the people of the South Hams” and has set itself the following priorities:
• Secure a supply of housing for local people at affordable levels…..’
Assuming 30% or 25% household income spent of housing
A8.18 The JLP Councils conclude that planning to meet Affordable Housing Needs based
on the lower thresholds of 30% or 25% gross household income in the South Hams
(annual need of 159 dpa and 219 dpa) is unrealistic and not justified by the evidence
because of the following conclusions:




Either this would require a higher proportion of affordable housing as a
proportion of the OAN total which would have a significant impact on site
viability;
Or it would result in a higher scale of development that would be unrealistic
and contrary to the JLP strategy. It would have potential cross boundary
issues, which would require the Councils to demonstrate where in-migration
would come from to provide the households to buy or rent market housing to
provide the uplift in land value to deliver the affordable housing.

A8.19 Viability The overall viability assessment of the JLP (O5) demonstrates that the plan
is generally viable based on a policy target of 30% of housing on qualifying sites
being affordable, it does not demonstrate that the plan would be viable at a higher
percentage. A higher policy rate is therefore not justified.
A8.20 Development scale TableA8.1 shows the total additional housing in the plan period
that would result when the JLP policy for at least 30% affordable housing is taken
into account and applied to the net additional affordable housing need based on
these two sensitivity thresholds of 30% and 25% of gross income spent on housing.
Table A8.1
Net additional Annual affordable
housing need above 35%
threshold*
X20 years additional affordable
housing
Market housing uplift to contribute
towards affordable housing
Total additional housing
Implications for Monitoring Target
(Additional housing plus 4,500
Monitoring target)

30% threshold

25% threshold

61 dpa

121dpa

1,220

2,420

3.050

6,050

4,270

8,470

8,770

12,970

* Note : SHMA Part 2 Appendix 5 – Table 5.14b South Hams with the baseline
affordability threshold rate of 98 dpa subtracted
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A8.21 The effect that such increases in overall provision would have can be seen when
these increases are compared to:
1. The 4,500 monitoring target for that part of South Hams in TTVPA. These
two sensitivity thresholds would nearly double and treble the monitoring target for
the South Hams part of the TTV. The TTV housing trajectory already includes a
significant boost to housing supply, as can be seen in the Graph TTV2A Plan-and
Manage (TP3G). Over 60% of supply in TTVPA is already forecast to come from
the South Hams part of the Policy Area. Expecting this scale of supply to double
or treble is unrealistic and undeliverable.
Moreover, the JLP target would increase to about 31,000 and 35,200 respectively
at the 30% and 25% thresholds, and the TTV PA target would increase to 12,000
and 16,200 respectively. Consequently the Plymouth PA target as a proportion of
the JLP target would fall from 71% to 63% and 56% respectively. This would be
a significant reduction. The scale of additional growth in TTV- South Hams would
undermine the JLP strategy of Plymouth being the main focus of growth. It also
shifts the focus to the rural areas where the level of services, facilities and jobs
growth forecast are less than at Plymouth.
2. The 10,300 monitoring target for the South Hams LPA area. The sensitivity
thresholds would increase the target by 41% and 82% to 14,600 and 18,800. The
impact on the strategy would depend on how much of this growth could be met in
the Plymouth Urban Fringe. Given that the 2017 Monitoring Point PPA housing
trajectory currently forecasts that nearly 1,700 dwellings will not be delivered until
after 2034 at the Sherford and Woolwell urban extension allocations, it seems
highly unlikely that a significant proportion of the additional 34,300 to 8,500
dwellings in the South Hams that would arise from the sensitivity thresholds
would be delivered at the urban fringe in the plan period. This is not realistic and
therefore not justified.
A8.22 Furthermore, the level of housing growth would then significantly exceed the amount
of housing needed to accommodate the growth in labour supply needed to provide
the workforce to match the forecast growth in jobs. Again, this is unrealistic. If not
taken up by the workforce, then either the housing would be occupied by commuters
from adjoining HMAs or by second home owners, depending on the location and type
of housing. The JLP Councils consider that this is not sustainable. Alternatively, if the
scale of market demand is not sufficient the additional market housing would not be
built, and the affordable housing not delivered.
Assuming 35% household income spent of housing
A8.23 The Councils have also applied a reality check to consider whether forecast supply is
sufficient to deliver the affordable housing need at the baseline level of 35% of gross
household income spent on housing. With a supply of 7,000 affordable dwellings
forecast to be delivered from development in the plan area in the plan61 (See
61

Forecast supply in tables PPA8 and TTV8 in document TP3F and TP3G relate only to supply of additional
affordable dwellings delivered on site through development management processes. This is not the ‘Future
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TP3(rev) Section 8 Table 20) supply exceeds need by about 430 dwellings and is
sufficient to meet the forecast AHN at a 35% threshold. Meeting need across the
plan area is enabled by the Policy Area approach, supported by the approach to
collaborative working in the future as set out in the Topic Paper on Governance and
Implementation (January 2018). Collaborative joint working between the JLP
Councils, governance arrangements regarding nominations, and the Devon Home
Choice system facilitate that approach. This supports the JLP Councils’ conclusion
that there would then be no overall shortfall of affordable housing and therefore no
need to increase the housing provision targets above the overall OAN to be met in
the JLP area.
A8.24 Furthermore, the Councils will continue to work with registered providers to boost
affordable housing provision across the area. Where appropriate, the Councils will
work with other organisations. This continues the approach to the creative use of
Local Authority and HCA resources eg to support housing projects and initiatives in
Plymouth. This identifies opportunities to bring forward sites and deliver affordable
housing, in some cases by buying up stalled and lapsed sites to accelerate housing
delivery. It also delivers regeneration. This approach provides a more deliverable,
realistic and sustainable opportunity to meet affordable housing needs, than a simple
uplift in market housing supply.
A8.25 CONCLUSION The Councils therefore consider that uplifting the TTV target to meet
affordable housing need in the South Hams is not justified by the evidence and the
analysis in A8.18 to A8.24.
.

Supply’ of affordable housing which is referred to in SHMA Part 2 Table 5.9 and 5.10. Those tables relate to
relets or resale of affordable housing and not to supply from new dwellings delivered through development
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Annex 1 to Appendix 8.2

Note provided by HDH Planning and Development Ltd

15th December 2017

35% of income spent on housing
1.

This note expands on footnote 8 on page 53 and Appendix 3 of the SHMA Part 2
(Document HO13A). Several comments have been made as to the appropriateness of
the affordability test based on households spending 35% of their income on housing.
The 35% assumption was specifically tested through the consultation process, and
was not challenged at that stage (SHMA Part 2, Page 99).

2.

It appears to be suggested – albeit no analysis is offered in this regard – that the
affordability test used, being based on households spending no more than 35% of their
gross household income on housing, is inappropriate and a lower threshold should be
used. 3. There is no national guidance in this regard and even the cancelled 2007
SHMA Practice Guidance62 (which was cancelled in March 2014) was flexible on the
topic. The cancelled 2007 SHMA Practice Guidance1 did set out an approach to
assessing affordability saying (on page 42) with added emphasis:
Assessing whether a household can afford home ownership
A household can be considered able to afford to buy a home if it costs 3.5 times
the gross household income for a single earner household or 2.9 times the gross
household income for dual-income households. Housing market partnerships will
need to consider that what is affordable may vary (e.g. a higher proportion may be
affordable for someone on a higher income). Local circumstances could justify
using different proportional figures (other than those stated above). If known, the
incomes earned by adults (other than the household reference person and their
partner) should not be included as these household members are likely to move
out within the timescale of a mortgage. Where possible, allowance should be
made for access to capital that could be used towards the cost of home
ownership.
Assessing whether a household can afford market renting
A household can be considered able to afford market house renting in cases
where the rent payable was up to 25 per cent of their gross household income.
The ‘Rent Payable’ figure is defined as the entire rent due, even if it is partially or
entirely met by housing benefit. Other housing-related costs, such as council tax
and utility bills should not be included. As in the case of assessing home

62

Strategic Housing Market Assessments, Practice Guidance Version 2. Department for Communities and Local
Government. August 2007 (https://www.gov.uk/government/publications/strategic-housing-marketassessmentspractice- guidance). This publication was withdrawn on 7 March 2014, archived and replaced by
the new planning practice guidance.
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ownership, housing market partnerships will need to consider that what is
affordable may vary (e.g. a higher percentage may be affordable for someone on
a higher income). Local circumstances could justify a figure other than 25 per cent
of gross household income being used.
4.

The cancelled guidance was not prescriptive. As the new PPG does not even suggest
an approach it is necessary to consider the actual functioning of the local market.

5.

The assessment of Affordable Need is a ‘policy off’ assessment. As part of the process
of identifying future needs for affordable housing, the Planning Practice Guidance
(PPG 2a-024) states that planning authorities should ‘identify the minimum household
income required to access lower quartile (entry level) market housing (plan makers
should use current cost in this process, but may wish to factor in changes in house
prices and wages)’. Current cost can be identified as the percentage of household
income spent on housing in the local market at the time of the assessment. This can
be assessed through both a quantitative and qualitative analysis of the local housing
market.

6.

The quantitative assessment of the market shows that by comparing the median
private rent as ascertained from the housing market price survey (set out figures 3.9
and 3.10 of the SHMA Part2) with household incomes (from the CACI data – Figure
2.9 SHMA Part 2) in the private rented sector. This is summarised from the last
paragraph on page 121 of the SHMA Part 2:
Percentage of Income Spent on Private Rent
Area

Average Rent as % of
Average Income

Lower Quartile Rent as % of
Lower Quartile Income

Plymouth

37.9%

47.7%

South Hams

36.9%

51.5%

West Devon

36%

48.4%

7.

Whilst rents (and values) and incomes differ between the authorities the rent as a
percentage of income is very similar in each authority. The affordable needs model is a
‘bottom up’ model – that is to say the assessment is made for each local authority
before being combined for the HMA. The above data supports the approach where the
same affordability threshold is used across the HMA, although for each area the local
household incomes and housing costs are used.

8.

The analysis set out above is based on the rent levels advertised at the time of the
housing market survey and CACI data as presented in the SHMA Part2 (Document
HO13A).

9.

The affordability thresholds in operation in the market have been substantiated through
discussions with letting agents and mortgage brokers (as part on the market survey
process) about the workings of the local market. The figure of 35% was based on
discussions with agents about the workings of the local market. Landlords want to let
property at a rent that the tenant can afford so to avoid the expense of recovering rent
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arrears, evictions and reletting; and lenders want to avoid the expensive repossession
process. Landlords and lenders go to some length to ensure properties are affordable
to the tenants or occupiers. Letting agents use credit reference agencies (such as
Experian) and lenders require potential borrowers to fill out very detailed forms on all
aspects of a household’s expenditure.
10.

The comments from letting agents were varied (some did not wish to engage at all). It
was clear that multi person households (either living as couples or just together) spend
a relatively greater proportion of their income on housing and that for larger properties
households may spend over 50% of their income on housing. Generally, letting agents
considered that this to be affordable – because the household afforded it (as
evidenced by the fact that they do not fall into arrears). Lower down the market, at the
level being considered in the affordable needs model (i.e. the lower quartile point), the
general feedback was in the range of 30% to 40% of gross household income –
although it was stressed that references are also important.

11.

In order to check this, the views of housing associations were sought, and their
feedback was that, in relation to new tenants of affordable housing (social rent or
affordable rent), that they would be concerned if a tenant, not in receipt of Housing
Benefit / Universal Credit, was spending more than 40% of their gross income on
housing and that 33% to 35% was the norm.

12.

Although less important for the assessment of Affordable Need (as rental housing is
less expensive than buying) enquiries were also made of estate agents and brokers
(particularly in-house financial advisors based in estate agents). Generally, the
feedback was that a single person with a reasonable credit record could borrow about
4.5 times their gross income, but somebody with a less good record could borrow up to
about 4 times. For couples, as a multiple of joint incomes, the ability to borrow is a little
less (but as joint incomes are considered they can borrow more overall). The feedback
was that couples can generally borrow 3.5 to 4 times their joint income.

13. This quantitative and qualitative analysis leads to the baseline approach used in the
report – that the affordability test in the affordable housing need model is based on the
cost of housing constituting no more than 35% of gross household income in each of
the three areas that make up the HMA. This situation is not unique to this HMA;
according to the English Housing Survey (EHS) 2014/15, on average, those buying
their home with a mortgage spend 19% of their net income on mortgage payments,
whereas rent payments were (on average) 31% of the net income for social renters,
and 43% of the net income for private renters. Excluding housing benefit, the average
proportion of net income spent on rent was 42% for social renters and 52% for private
renters. Approximately, 35% of gross household income is about 45% of net income.
14.

The report is not trying to judge what is affordable, but only to reflect how the market
currently operates as per the PPG – it presents a policy-off assessment of the level of
affordable housing need. It is important to note that this is a Strategic Housing Market
Assessment and as such it needs to reflect the workings of the current market. The
engagement with stakeholders (including housing associations, estate, mortgage and
letting agents) support the 35% figure used.

288

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018
15.

It is notable that the approach taken here is in line with that taken elsewhere. In HDH’s
recent SHMAs the following affordability thresholds have been used (note this is a
complete list, rather than a selection of ‘convenient’ results:
AREA
Birmingham

STATUS
Inspector’s Report – 11/3/16
Approach sound.
Inspector’s Report – 25/11/14.
Approach sound.
Inspector’s Report – 30/11/14.
Approach sound
Stroud Inspector’s Report –
25/11/14. Approach sound.
Gloucester Cheltenham and
Tewkesbury Joint Core
Strategy,
Inspector’s Report –
26th October 2017.
Approach Sound.
Cotswold Inspector’s Report –
awaited.
Inspector’s Report – 14/8/15.
Approach sound.

Ribble Valley

35%

July 2013

Great Yarmouth

35%

Gloucestershire

35%

November
2013
March 2014

West Dorset
Weymouth &
Portland
Kings Lynn

30%

August 2014

35%

August 2014

Stroud

35%

June 2015

JCS
(Cheltenham,
Gloucester and
Tewksbury)
Swale

35%

September
2015

See Gloucestershire above

30%

September
2015

35%
35%
35%

January 2016
April 2016
December
2015

Inspector’s Report – 20/6/17.
Approach not mentioned
(overall plan sound).
Not examined
See Gloucestershire above
Not examined, although
accepted trough various s78
appeals.

35% others
30%
Waveney

September
2017

Not examined

30% others
35% S Staffs

June 2017

Not examined

Forest of Dean
Cotswold
Mid Essex
(Braintree,
Chelmsford,
Colchester,
Tendring)
Suffolk (Babergh,
Mid Suffolk,
Ipswich, Suffolk
Coastal and
Waveney)
Black Country
(Dudley,
Sandwell,
S
Staffs, Walsall)
16.

THRESHOLD SHMA DATE
35%
August 2012

Inspector’s Report – 22/8/16.
Assessment not considered.
See Gloucestershire above

Most recently, the approach taken in SHMA Part 2 (Document HO13A) is the same as
in Gloucester City Council, Cheltenham Borough Council and Tewkesbury Borough
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Council Joint Core Strategy where the inspector, by Elizabeth C Ord LLB(Hons) LLM
MA DipTUS said in her report dated: 26 October 2017.
59. The need for affordable housing was reconsidered during the course of the

examination and revised figures produced in the further SHMA update. This
bases housing cost affordability on up to 35% of gross income. From this, the
unconstrained affordable housing need across the JCS is calculated as 638
units per annum. I have found no convincing evidence to reject this figure and
its underlying workings.
17.

There are a range of secondary sources that support the approach taken. There are
two main approaches to measuring housing affordability: a proportional measure and a
residual measure. The focus of the proportional measure is on the rent of the dwelling
and the income of the household. Residual income is sometimes used by policy
makers to quantify government income assistance and is influential in determining the
eligibility and levels of housing subsidies. Residual income is the income a household
has left over after they have paid housing costs.

18.

At a national level, the most common way of measuring affordability is through the use
of housing cost to income ratios and it is widely accepted that the traditional (gross)
housing cost to income ratio is the most useful single objective measure.

19.

In England, there is no official definition of housing affordability. The National Housing
Federation (NHF) (the representative of over 900 Housing Associations in England)
defined affordable rents as those below 25% of household income for new tenant
households in work (NHF, 1999). The Department for Communities and Local
Government in 2007 adopted the same definition in its published Guidance as set out
at paragraph 3 above – but accepting that ‘Local circumstances could justify using
different proportional figures’.

20.

Despite its use as a ‘rule of thumb’ measure for some years, the 25% gross income
housing affordability ratio is unrealistic. This is no doubt part of the reason it was
abandoned as guidance in 2014.

21.

It is useful to review the Retail Price Index (RPI) Basket – this is the basket of goods
that the ONS base the RPI on. The weighting for rent has increased from 47 in 2001 to
83 in 2016. This is a 57% increase, meaning (in broad terms) that people are generally
spending more of their income on rent than they used to. Over the same period the
cost of nearly everything else has fallen. The rental weight includes all rents –
including social, affordable and market rents. The RPI includes all households in all
tenures so is averaged across all – so each basket not only contains rent, but also
mortgages and recognises some households own their houses outright.

22.

The Government’s Money Advice Service suggests that, on average, families require a
minimum income of £18,180 including a housing cost component of £8,028 or 44% of
total costs.

23. As set out above, according to the English Housing Survey (EHS) 2014/15, on average,
those buying their home with a mortgage spend 19% of their income on mortgage
payments, whereas rent payments were (on average) 31% of income for social
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renters, and 43% of income for private renters. Excluding housing benefit, the average
proportion of income spent on rent was 42% for social renters and 52% for private
renters. Alternatively, comparing gross income with housing costs, the EHS 2014/15
found the proportion of income spent on rent was 43% when considering income from
the main householder and partner, or 34% when considering income from all
household members.
24.

All of these data sources suggest that taking 35% as the threshold for the HMA is
robust. It is an inexact exercise and robustness is sufficient.

25. It is accepted that there is not a definitive answer in this regard – but the approach taken
follows the evidence. Sensitivity testing is provided (Table 5.14, Page 63 SHMA Part
2) (Document HO13A). No evidence has been tabled to justify a different threshold. It
is the Council’s firm view that this is an appropriate assumption, to have made, based
on local evidence and confirmed through the consultation process.

HDH Planning and Development Ltd
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Appendix 9
A9. How has consultation informed development of Policy SPT3?
A9.1

The JLP Local Planning Authorities analysed the representations received in
response to the Joint Local Plan consultation in July/August 2016. The following is a
summary of the key issues raised about strategic housing need, supply and housing
provision targets.

A9.2

The issues raised in A9.3 to A9.6 are addressed in this topic paper. The evidence in
this topic paper therefore demonstrates in detail that the LPAs have considered and
taken into account the representations relating to housing need, supply and targets
that were received in response to that consultation. This is in accordance with
legislation (Statutory Instrument 2012 No767 The Town and Country Planning (Local
Planning)(England) Regulations 2012- Regulation 18(3)).

A9.3

Similar issues were raised in duly made representations on the Regulation 19 PreSubmission Plan. Regulation 22 Statement: Appendix III Schedule of
representations by consultee ID (SUB22A) and Appendix IV: Schedule of
representations by policy, objective, theme or area (SUB22B) is the response report
of all comments made on the Regulation 19 Plan.

A9.4

Detailed issues relating to housing need
Is OAN report a SHMA?




June 2016 PBA report on OAN is not a full SHMA -No consideration of affordable
housing need or needs of specific groups; or mix
June 2016 PBA report not clear about its assumptions & analysis
Strategic Housing Market Needs Assessment (GVA & Edge Analytics July 2013) - is
most recent SHMA – but
o has it informed JLP?
o It is 3 years old & covers a different plan period (2011 -2031).

Extent of HMA







Should define HMA on basis of complete LAs. Most data is on LA basis. HMA that
cuts across LA boundaries causes analytical difficulties.
HMA based on 3 districts is poor representation of Plymouth HMA – should
o include large parts of East Cornwall (former district of Caradon),
o exclude
 northern part of West Devon (Okehampton relates predominately to
Exeter). Some have more in common with Torridge, North and Mid
Devon. Few links to Plymouth – Plymouth is not commutable
 villages in close proximity to Torbay –meeting Torbay HMA need
o Dartington is midway between Plymouth & Exeter & close to Torbay, should
we just be Plymouth TTWA?
JLP needs to meet some of the needs of surrounding HMAs - many of peripheral
settlements in plan area do this
PBA work not informed by existing evidence DTZ for SW Regional Housing Board,
July 2004
NHPAU study considered possible approaches but makes no specific to
recommendations to any area
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Plan period 2014 – 2034



Supported
plan period extends beyond that of previous plans (eg West Devon) so needs to plan
for extra housing

Objectively Assessed Need









Reassessment of OAN only necessary if a meaningful change has been identified by
latest national projections
Fails to comply with requirement for a Local Authority to understand the housing
needs for its administrative area and the HMA as a whole (case law cited) – Need to
state the FOAN for each constituent LA as well as the HMA
PBA report –30,300 projection is high level; Not robust; insufficient data and analysis
– evidence doesn’t show how the 30,300 was derived
Confusing. – can’t draw conclusions about accuracy of any target at this stage
Technical reports referred to are not available
Fails to provide clear basis to understand needs – leads to needs being greatly
understated
30,300 is substantial slowdown in rates compared to existing DPDs

Reg 19 representations related to the revise OAN of 27,300, and included comments
questioning why the scale of OAN had been reduced from 30,300 down to 27,300 and
whether this was consistent with boosting housing supply,
Detailed critiques of the OAN assessment – notably the Review of PBA evidence on
housing need (April 2017) produced by Lichfields for Linden Homes
Definition of need – should it be ‘local’?




This is a top down approach, not bottom up – should look at local level first to create
acceptance of development
This is not ‘Need’ – it is not based on sustainable local development, but is a
response to central government dictate
Developments are market led – ‘trends’ are not indicative of local need. Should base
only on 2014 projections & vacancy adjustment, excluding second homes (ie 21,000)

Demographic forecasts



PBA report predates DCLG 2014 based SubNational Household Projections
(released 16/07/16) – so not up to date
Claim that national projections are based on short term trends, & longer term trends
are more representative – not substantiated

Demographic structure


Lack of analysis of the implications of the SNPP & 10 year past trend scenarios on
demographic structure in Plymouth HMA

Choice of household projections


Evidence to counter unsupported comment made by pba about 2008 based SNHP

293

Plymouth & South West Devon JLP Revised Housing Topic Paper January 2018




Upward adjustment needed. Concern that projection underpinning OAN rely on
downward household formation in 25-34 year old age that is based on suppressed
demand. Expect rate to rise/catchup
Household formation rates amongst younger age cohorts in 2014 SNHP were lower
than those contained in 2008 SNHP. In applying household formation rates, a partial
catch-up adjustment for younger age cohorts should be applied.

Migration






Impact on immigration on population growth; PBA report doesn’t refer to immigration
Statement that the area is sufficiently self contained – is unsubstantiated; can’t
assess how much of migration is due to ‘lifestyle’ moves
10 year migration is appropriate
10 year migration scenario- not appropriate population 50,661, is v. different from
ONS figure 35,000
Unclear whether PBA analysis includes/excludes “unattributable population change”

Employment Forecasts










Only informed by forecasts from 1 forecaster, should have multiple forecasts /
forecasters, eg as required by Inspector for South Worcestershire Development Plan
Relationship between Experian job/employment forecast and JLP employment target
– is employment constrained to this level?
Can’t simply take conclusion that demographic scenarios are sufficient to align
housing need and employment growth at face value
Assumptions about unemployment, commuting and economic activity Assessment of
Economic Forecasts” report (June 2016) referred to but not on website
No specific OAN forecast based on economic growth
Implications of net commuting flows – Plymouth is net importer of labour - possible
housing market imbalance,
Relationship between Plymouth job growth &labour commuting in from SE Cornwall
Should PBA analysis rely on OBR economic activity rates, rather than those used by
Experian model?
Expectation of job growth challenged – decline in agriculture; impact of elderly
population on the labour force

Housing Market Signals Uplift








Should not use housing market signals uplift
Support for uplift to support meeting local housing need – high level of need for
affordable housing
Supports for applying different uplift for different indicators & in different LA areas
Appropriate to base housing market uplift on LPEG’s recommended levels
Difference in market signals not explained
Should make further adjustment - based on ‘market activity and delivery uplift’ –
history of housing supply issues in all 3 districts
No amount of uplift will reduce house prices eg in parts of South Hams down to the
level that they become affordable; perpetuates house price issue

Reg 19 representations


OAN should be uplifted further because of undersupply
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Uplift of OAN should be made for the reasons of addressing affordable housing need
(Full OAN), The PBA statement in suggesting an uplift for affordable housing is
separate to FOAN is fundamentally incorrect

Scenarios


Why not take average of the scenarios, instead of just choosing the highest

Backlog


Actual need is much higher – as backlog has risen –
o due to past under delivery
o previous draft plans for each of the LAs had plan periods of 2011 - 2031.
Rolling plan forward 3 years, FOAN for period between 2011 and 2014 has
effectively been overlooked
o re-setting the starting position in 2011 to 2014 in the new JLPwipes out
unmet needs
o 2013 appeal Inspector noted 2013 SHMNA did not take into account various
factors required by PPG eg household formation may have been suppressed
by under supply of housing / worsening affordability - so housing requirement
is likely to rise. Inspector considered requirement of 547 dws pa was
appropriate to take account of housing backlog

Dwelling Vacancies & Second Homes
 PBA only applied a vacancy rates; should apply separate adjustment for second
homes
 Basing vacancy rate on Council tax does not pick up holiday homes, so undercounts
vacancies
 Is census information up to date? – Council Tax has 2015 data
 Should not apply vacancy rate to ‘market’ led housing growth/Vacancy rate of 2.5%
(principal residence) but should not uplift only for vacancies due to second homes
 Why is South Hams vacancy rate so much higher?
 Allowing for second home only adds to rise in house prices & leads to ghost villages;
all new homes should only be sold to local people.

A9.5

Detailed issues relating to housing provision targets







Plan needs to be clear about what are the Policy housing provision targets – Table 1 in
TTV consultation document is confusing
Housing requirement should not be a ceiling; DCLG requires a minimum with a 20%
contingency
Proposed requirements are reducing provision compared to adopted DPDs and previous
consultations
Shouldn’t decouple relationship of the 2 parts of the HMA in the South Hams - & should
not consider the HMA requirement piecemeal as non-delivery in one part of the strategy
affects delivery of the whole & piecemeal approach is confusing for monitoring
Should provide resources for infrastructure for those already living here before we
address future needs
Headroom
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Should have a 20% buffer on top of the OAN to provide a degree of flexibility would
correspond to the 20% buffer required by the NPPF re 5 year supply of housing land
4% difference in TTV between 8700 target and 9055 supply is not enough – insufficient
contingency and flexibility
Ocean City Booklet lists 149 sites but doesn’t indicate whether this is enough to meet the
21,000 target let alone what level of headroom this provides
DISTRIBUTION OF NEED





JLP provides no justification for distribution between Plymouth and South Hams & West
Devon, so it is impossible to be certain whether proposed split is appropriate given
affordability issues experienced across both authority areas. No justification to support
such a split between the two rural authorities.
Distribution should not be market driven, but reflect local need
Urban Concentration




Support for concentrating majoring of development in Plymouth and urban fringe
Should accommodate demand insider the city itself by developing its old low quality low
density housing into new high density high quality housing, eliminating the need for
private transport and greatly increasing the sustainability. Ie building homes not reliant
on private cars for transport which can only realistically happen in city centres



Allocating majority of development At Plymouth area, with fewer proposed allocations
made in towns and villages of South Hams & West Devon goes part way to ensuring that
AONBs are conserved and enhanced
Plymouth Policy Area - target











The principle of Plymouth having the largest numbers is logical and that they ‘take up’ any
shortfall
Plymouth target is not any acceleration of growth compared to previous plans.
Plymouth including the urban fringe should be the focus for growth for the plan area but
housing will be required across the whole of SW Devon
Potential shortfall of at least 2,215 dws supply at Plymouth (based on urban fringe sites
not delivery all in plan period. Shortfall – could be much higher depending on other sites’
suitability - challenges analysis of the 149 sites
Unclear how much of development in Plymouth Policy Area is to be provided for/delivery
in Plymouth City, and how much in the Urban fringe in the South Hams.
Unnecessarily large proportion of Plymouth need is transferred outside of city boundary
into the fringe – when other suitable sites are available in the city boundary. No clear
direction of growth within Plymouth – no overall quantum of growth specified to be located
21000 too high – will lead to further neglected areas of the city
Plymouth Fringe







Why is Plymouth fringe not a separate policy area?
Need separate target for fringe to provide clarity
By joint working, Plymouth is spilling over into the South Hams and developing areas as
an urban fringe; should halt the trend of the South Hams absorbing the housing
requirement of Plymouth
Should not over rely on Sherford – should have wider approach to strategy to allow other
well-related and sustainable settlements within South Hams, such as Wembury to be
identified for growth
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Strategy fails to address a situation of persistent under-delivery from Sherford.
Uncertainty about central government funding to assist projects such as Sherford,
following Brexit vote. Need more flexible supply of sites that are not major urban
extensions
Thriving Towns and Villages


















Should increase targets in TTV – Plymouth cannot deliver/meet all its needs; and allow
more balanced growth/support towns and villages
Target does not ‘significantly boost supply’ compared to past policy rates.
Development needs of rural communities should also be provided for
Consultation Booklet is confusion about supply counted towards 8,700 target
Lack of evidence to justify 30%/70% split between West Devon & South Hams- need to
not double count site allocations where those sites have planning permission with the
count of completions and commitments
Should increase growth in South Hams and reduce in West Devon – to redress past
underperformance in South Hams, commuting links to Plymouth – issue of past backlog
Should increase growth in West Devon and reduce in South Hams – West Devon 3,200
target (shown in the additional consultation /presentation material) does not ‘significantly
boost supply’
Should West Devon target be based on figure of at least 220 dwellings which appeal
Inspector made use of?
Need for analysis to demonstrate that proper account of sustainability is taken into
account
What is impact on countryside, tourism?
SEA should justify the scale of provision , not backfit the SEA to the provision
Lack of guidance on scale of housing growth needed in individual settlement – this would
help neighbourhood planning
Neighbourhood planning should not be fettered by prejudgement of scale of housing for
individual settlements to accommodate
There should be some reallocation of new homes numbers across villages of South
Hams. These should not however be allocated sites, just broad areas within reasonable
access of facilities & services

Settlement hierarchy (housing)
 Distribution of housing growth should be evidence based and accurately reflect role &
function of the settlements. It should also take account of the specific needs and
opportunities presented by the different groups of settlements
Area Centres
 Support for strengthening role of the 6 area centres
 Lack of clear information about scale of growth for each settlement
 Concern over grouping Dartington with Totnes as part of Area Centre. Housing targets, in
Dartington Parish, should be proportionate to its present size, population and character
as rural village with hamlets, taking into consideration approvals already given & current
work in progress.
Local centres
 Support for approach to local centres
 Need proportionate amount of new growth in Local Centres to ensure services & facilities
are sustained & enhanced
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Should have greater focus of development at local centres through specific, deliverable
site allocations, in order for the provision of housing to be planned for positively
Provision in Modbury is disproportionate – should reduce.

Dispersal
 Why no allocations in villages?
 Why not select groups of villages to take growth?
 Use a cluster approach ie encourage small clusters attached to villages for local need
Greenfield/Brownfield development
 Supports approach to re-use brownfield land to deliver housing but it is likely that this will
have to be used alongside greenfield land within the Plymouth Urban Fringe to help
provide a five year housing land supply,
 NPPF maintains overarching thrust of “brownfield first” policy. Brownfield sites have long
been identified as starting point for new development. Over last few decades
redevelopment of pdl has been priority for central Government policy guidance regardless
of political complexion. A significant number are proposed on urban extension at
Woolwell (2,000 dws). It’s a large greenfield site which is not necessary - there are
available brownfield sites which could accommodate such numbers.
 The 2 rural LAs are relying heavily on greenfield land to deliver identified housing
requirement (40% of no of dws, 52% of sites). Not consistent with NPPF when there are
more sustainable brownfield sites that are better placed to meet housing needs
 JLP relies too heavily on large brownfield sites that have long lead-in times/ slow delivery,
resulting in worsening affordability
Phasing
 Need phasing to avoid bringing forward of a large proportion of proposed JLP
development which would remain empty if demographic changes aren’t in line with
forecast assumptions
 Should have phased growth supported by infrastructure improvements

Housing for older people
 Housing policy must recognise the very significant predicted growth in retirement age
cohorts. Must acknowledge critical role that specialist older persons’ housing can play
in meeting the needs of an ageing population.
Starter homes
 DCLG consultations on proposed Starter Homes Regulations. Expect that specialist
retirement housing will be exempted from provision of on-site affordable housing,
(incompatibilities that arise from mixing the specific management regimes associated
with these2 very different housing models). Anticipate that specialist retirement
providers be requested to make off-site contributions to affordable housing. It i.
expected that change to NPPF will reflect this consultation
 NPPF is inadequate as is Housing Bill in meeting local housing needs (it replaced
requirement for larger developments to deliver affordable housing with publicly funded
Starter Homes). Undermined viability for truly sustainable development on current
models.
Unmet need from adjoining areas
 DNPA Welcomes approach to housing. Recognition in JLP of need to accommodate
bulk of housing delivery, including an inherent market aspect of Dartmoor’s need is
positive. ‘Dartmoor Provisional Allowance’ indicated is product of discussion based
upon our combined best available evidence at this time. Hopefully we can refine/
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A9.6

confirm this figure through continued joint work on an overarching ‘story’ for HMA’s
distribution strategy. This will be through our own studies on population and dwelling
projections, indications of development capacity, & officer & member level to support
proposed sub-HMA apportionment confirmed in your draft plan, & DNPA plan
Dartmoor Provisional Allowance’ of 600 dws is not explained or justified.
PBA report gives no account of how any shortfall within DNP will be met by JLP as an
additional adjustment
Allowance gives no consideration as to how deficits within West Devon (between 2680dpa based on West Devon Our Plan consultation 2015) will be delivered
absence of consideration of cross-boundary issues, ie DNP housing delivery
Dartmoor Provisional Allowance’ is inappropriate - historically Dartmoor has not had a
housing requirement figure imposed upon it, nor been considered part of Plymouth
HMA. Is this a ‘procedural device’ to export part of Plymouth HMA needs into DNP as
opposed to continuing with historic approach of DNP having an allowance to reflect
meeting local needs?
Plymouth & South West Devon HMA is not isolated. HMA abuts six neighbouring
authorities. JLP LPAs should provide a Statement of Co-operation setting out the
Councils compliance in meeting the requirements of the Duty to Cooperate. In
particular on the strategic matter of meeting OAHN in the Dartmoor National Park
which lies within the Plymouth & South West Devon HMA but outside JLP area

Detailed issues relating to housing supply


















Lack of detailed evidence about supply from completions, commitments, neighbourhood
plans and windfalls, and allocations – so is confusing/unreliable
Is scale of development proposed achievable – where is the evidence?
Uncertainty over difference between TTV-Booklet Table 1 and supply
Forecast Supply in TTVPA – ambitious compared to recent delivery
Lack of evidence to demonstrate how consideration of supply has informed the housing
provision targets, and justification of the two Policy Area targets
Supply forecast needs to include discount for lapse rates & non-implementation as in
CLG presentation information to HBF Planning conference Sept 2015
Allocations – double counting supply- as some allocations have planning permission
Lack of evidence to demonstrate forecast of allocations’ delivery; will they all come
forward in plan period?
Insufficient provision towards latter years – so need additional allocations for then
Plymouth growth areas -Ambitious proposals will take time & investments-may not
happen
Concerns over extent of allocations in Plymouth Fringe – will they all come forward?
With development coming forward at Sherford, do not need additional supply in South
Hams to meet Plymouth need
Some JLP allocations were allocated in Core Strategy, but not come forward
How have sites been assessed? Move to joint plan – so policies against sites that were
previously assessed are redundant and should not be a part of site assessment
Allocations will need to be fully justified; not yet satisfied that a positive strategy for the
historic environment has been included
Why have some sites been dismissed as allocations when they were identifies as
suitable, achievable and available in the SHLAA process?
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Little evidence in consultation booklet about sites, to ascertain why sites accepted or
rejected
Sites allocated in previous DPDs should count as supply, even if not yet permitted
Over reliance on very large sites to deliver objectives – need to be realistic about
timescales
Over reliance on large allocation sites – distorting organic growth of rural settlements
Inclusion of large sites will enable delivery of affordable housing & dwelling mix
Insufficient small sites;
should use cluster approach/and dispersed sites with ‘pockets’ of housing in villages (eg
Modbury)
Should spread housing development across all towns and villages on a percentage rise
based on local populations; take pressure off larger towns
Too dependent on large construction companies; opportunity for innovative supply &
community/collective approaches eg Totnes (Atmos; Transition)
Over-reliant on regeneration sites in Plymouth – already subject to significant delays – so
need more greenfield sites to maintain supply
Should prioritise regeneration in Plymouth, to overcome spiral of decline and make best
use of land; before developing greenfield sites








Over-reliant on windfalls category for supply
Lack of evidence to justify windfall supply; only include if evidence is compelling
Windfalls rate too high – based on period of restrictions; future rate will be lower
Should not rely on windfall provision for supply; Allocations provide more certainty
Windfalls forecast not subdivided into settlement categories
Limited suitable sites in villages, should not double count windfall supply and small sites
supply from Neighbourhood plans allowance



No evidence to justify the 1,000 dwellings for Neighbourhood Plans allowance for all
villages as to its suitability, much less any recommended criteria for the assessment
Neighbourhood plans should not be the only means of allocating sites in villages
Onus is on JLP to prepare robust Plan & evidence to demonstrate how they will bring
forward development
JLP should allocate sites in villages, and use a settlement hierarchy and evidence about
sustainability to provide more certainty about where development is to occur, and not
leave it to willingness/ability of communities to propose sites
How will development come forward in villages if neighbourhood plan is not being
prepared?
Should not include any allowance for supply from Neighbourhood plans . Too much
risk/uncertainty. Not appropriate to rely on this source (Wiltshire example). Allocations are
unknown– no evidence about delivery to support its inclusion. No guarantee that plans
will be prepared. No evidence that Neighbourhood Planning Groups will include housing
site allocations in plans or have ability to produce plans in time to guide housing supply.
Could leave 5 year housing land supply early in plan period
Lack of evidence to demonstrate appropriateness of sites across plan area, if
Neighbourhood plans allowance is included
Lack of evidence to demonstrate implications of impact of Neighbourhood plans
allowance on AONB and National Park (including settings). In identifying target housing
numbers for delivery through Neighbourhood Plans/Development Plan Documents, JLP
will need to ensure that delivery is likely to be feasible without harm to protected
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landscapes (Tamar Valley or South Devon Areas of Outstanding Natural Beauty (AONBs)
or DNP)
Lack of evidence to demonstrate implications of impact of Neighbourhood plans on
species eg cirl buntings
Including Neighbourhood Plans allowance means that development opportunities at a
strategic level will be missed
Neighbourhood Plans should play significant role in housing supply; village communities
should decide
Allocations in villages& village networks, delivered through NPs should include potential
for new Garden Villages – eg Dartington – with series of garden hamlets
Inconsistent approach at Dartington – compared to other South Hams villages
There should be no specific village by village allocation of targets, just an evidenced
based overall target. JLP should not predetermine housing site allocations in
Neighbourhood Plans, process needs to be flexible
What is relationship between JLP proposals for area and local centres where those
settlements are in the process of producing Neighbourhood Plans? (eg Ivybridge; Lifton;
Okehampton & Okehampton Hamlets; Dartington)
Lack of guidance in JLP about the quantum of housing growth that Neighbourhood Plans
need to plan for
Lack of sufficient practical support for Neighbourhood Planning Groups to be able to
produce their plan
Why have more homes, when supply could come from best use of existing
homes/efficient use of existing stock and facilities
Why does plan not look at empty homes & vacant buildings – with strategy to bring them
back into use?
Should supply from small-scale low impact ecological affordable housing initiatives
development be incorporated into the JLP, & included as a specific supply category
Need to provide robust evidence to demonstrate sufficient contingency, flexibility and
headroom
Should identify reserve sites as part of contingency mechanism, and trigger mechanism
to bring them forward if needed
Should have a general area wide permissive policy that allows sites in sustainable
locations that adjoin existing settlement boundaries to come forward immediately, subject
to detailed design considerations
Could have appropriate Greenfield allocations ‘bolted on’ to pdl currently being
considered for redevelopment, - enabling costs of developing such sites to be shared
across pdl and Greenfield land, allowing more flexibility to address infrastructure
problems and delivery of affordable housing
Plan needs sufficient contingencies over plan period to be flexible enough to respond to
changing circumstances
Should the evidence make clear how many dwellings will be built in each settlement &
justify percentage targeting growth to settlement categories?
Higher % for towns & lower % for local centres in South Hams, & vice versa in West
Devon
Tavistock – supply doesn’t reflect need to capitalise on potential opening railway line
How much housing growth will be inside AONB, and how much outside AONB –
combination of JLP allocations & supply through Neighbourhood plans could have,
potential significant impact on AONB
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A9.7

Lack of evidence demonstrating 5 year housing land supply from identifiable sources
little evidence of phasing or how the 5, 10 and 15 year requirements of the NPPF are
going to be achieved in a phased manner
There will be a lack of 5 year housing land supply
Should not plan just to provide the OAN and no more – this would not provide realistic
flexibility to respond to changing circumstances
year housing land supply assessment should have 20% buffer because of historic past
under delivery in the 3 LPA areas
JLP needs to provide confidence that not only will there be a 5 year supply on adoption
but also in future years of the plan
Potential for double counting (Plymouth & South Hams) – 5 year supply figures
misleading
JLP must recognise need for each LPA area to have its own individual 5 year land supply

Detailed issues relating to affordable housing need, supply and provision
targets
Affordable housing
 PBA report does not demonstrate that 30,300 dwellings will accommodate need for
affordable housing
 Is definition of affordable housing correct & reflect national policy – does it include
innovative rent to buy (rentplus model)
 How many of the dwellings will be for social rent?
 Should all new housing be for affordable housing for local need delivered by innovative
means (eg Atmos project & Transition Homes in Totnes)
 How is self build taken into account as a separate ‘need’
 No separate assessment of affordable housing needs - OAN may be under-estimated
 No evidence of required level of affordable housing to be delivered in towns & villages in
South Hams
 JLP needs to recognise the need for affordable housing & social rented accommodation
within our communities
 Other means need to be found to provide housing at affordable levels for local people
rather than building more and more open market housing
 Housing crisis in Plymouth & UK, caused by policy of privatization of the social housing
sector, and especially the transfer of council housing into the corporate social housing
sector. need affordable social housing with rental prices linked to the local median wage
 Too often what has been built has been beyond the means of those in housing need.
New houses have simply attracted new people into the town from elsewhere. In addition
the new estates are built on the suburban model with a presumption that residents will
drive to shops and other facilities, inevitably adding to congestion on the roads
 Additional housing in each area should relate firstly to real local need.
 Lack of policy targets for affordable housing provision in JLP and in Policy Areas
 Supply needs to deliver affordable housing
 Lack of evidence linking forecast housing supply and delivery of affordable housing
 Supply focus is market driven, and lacks sufficient focus on delivery of affordable housing
 More focus on smaller, community led schemes will assist with delivery of affordable
housing to meet local needs
 Allocation of larger sites above threshold is key mechanism for delivering affordable
housing through development
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Appendix 10
A10. Compatibility Table SPT3 and National Planning Policy Framework and Evidence Base
JLP & Policy

Evidence

NPPF

Evidence based policy –
SPT3 – housing policy
provision for the JLP plan
area and the two Policy Area
- is based on the latest
Strategic Housing
Market Assessment 2017
evidence

The Plymouth Strategic Housing Market Assessment
(SHMA) 2017 is now available
The SHMA 2017
• is the latest available SHMA – up to date and relevant
It provides evidence of the Objectively Assessed Need for
housing for the HMA.
• It follows best practice - provides robust, proportionate
evidence to 2030 in the form of scenarios of housing
growth, informed by national projections and by evidence
on jobs growth
• It involved joint evidence gathering for the JLP LPAs and
the Dartmoor National Park Authority – consistent with the
Duty to Cooperate
• It takes account of market signals
• Whilst taking account of the current economic
challenges and the short term it takes a long term
view of the future
Ignoring the objectively assessed evidence of need
in the SHMA, the national household projections and
Housing Topic Paper 2017 would be inconsistent with
NPPF.

Evidence based policy
SPT3 – housing policy
provision for the JLP plan
area and the two Policy Area
- is based on the latest
Strategic Housing

Latest CLG 2014 based household projections were
published in July 2016. Further evidence from Sub
National Population projections and 2015 Mid year
population estimates.
The Housing Topic Paper signposts the relevant analysis
of demographic information used in the SHMA and the
technical report and demographic projections by Devon
County Council. This work has led to the revision of the

Para 158. Each local planning authority should ensure that
the Local Plan is based on adequate, up to-date and relevant
evidence about the economic, social and environmental
characteristics and prospects of the area. Local planning
authorities should ensure that their assessment of and
strategies for housing, employment and other uses are
integrated, and that they take full account of relevant market
and economic signals.
Para 159. Local planning authorities should have a clear
understanding of housing needs in their area.
They should:
●prepare a Strategic Housing Market Assessment to assess
their full housing needs, working with neighbouring authorities
where housing market areas cross administrative boundaries.
The Strategic Housing Market Assessment Plan-making
should identify the scale and mix of housing and the range
of tenures that the local population is likely to need over the
plan period which:
–meets household and population projections, taking account
of migration and demographic change; –addresses the need
for all types of housing, including affordable housing and the
needs of different groups in the community (such as, but not
limited to, families with children, older people, people with
disabilities, service families and people wishing to build their
own homes); and –caters for housing demand and the scale
of housing supply necessary to meet this demand;
Para 159 The Strategic Housing Market Assessment should
identify the scale and mix of housing and the range of tenures
that the local population is likely to need over the plan period
which:
––meets household and population projections, taking
account of migration and demographic change
158. Each local planning authority should ensure that the
Local Plan is based on adequate, up-to-date and relevant
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Market Assessment 2017
evidence – informed by
national projections

Evidence based policy –
– housing supply is now
based on the latest evidence
available in the Housing
trajectories, informed by the
latest work in the emerging
Strategic Housing Land
Availability Assessment
Consistency With NPPF

Meeting needs

Objectively Assessed Housing Need, down from 30,300 to
27,300 dwellings for the HMA. This has warranted a major
amendment of the JLP housing provision target from at
least 29,700 down to 26,700 for the plan period
The Government’s housing white Paper has signalled
consultation on possible changes to the way that housing
needs assessments are undertaken. However, in NPPF
paragraph 213, the
Government that where Authorities are revising plans to
take into account the policies in the Framework they
should progress this as quickly as possible. Having an up
to date plan is important. Without an up to date plan then
NPPF paragraph 14 applies (subject to caveats).
SHMA Part 2 provides evidence about affordable housing
need and housing mix
The work to update the Strategic Housing Land
Availability Assessment has informed the preparation of
the JLP. And the housing trajectories forecasting housing
delivery over the plan period
.

The JLP is based on a robust, clear understanding of the
implications of demographic and household changes, and
the increase in housing and the policy responses to those
issues, in order to be consistent with NPPF
The scale of housing provision for the Plymouth Policy
Area and the Thriving Towns and Villages Policy Area are
set out SPT3.
The potential supply is also identified from the evidence
and expressed in Policy SWDP 3, informed by up to date
housing trajectories
The plan is based on the latest evidence provided by
The Strategic Housing Market Assessment 2017 – Parts 1
and 2 in line with the good practice guidance.
To be consistent with NPPD Para 47, the JLP
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evidence about the economic, social and environmental
characteristics and prospects of the area. Local planning
authorities should ensure that their assessment of and
strategies for housing, employment and other uses are
integrated, and that they take full account of relevant market
and economic signals

Para 158 Local planning authorities should have a clear
understanding of housing needs in their area.
• They should prepare a Strategic Housing Land Availability
Assessment to establish realistic assumptions about the
availability, suitability and the likely economic viability of land
to meet the identified need for housing over the plan period.
para 154 (policies to provide a clear indication of how a
decision maker should react to a development proposal).

Para 14 Local Plans should meet objectively assessed needs,
with sufficient flexibility to adapt to rapid change, unless:
–any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against
the policies in this Framework
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has made realistic provision for net in-migration as well as
natural increase in the population. There is a long
standing pattern of migration flows which have
been taken into account.
The plan cannot and should not be based on just the
national household projections and vacant dwellings.
SHMA Part 1 takes account of market signals to be
consistent with Framework paras 47 and 157 (planning
positively for the area) and to avoid fail test of soundness
(positively prepared) ie it has addressed the growth
implications of drivers for change (including net inmigration) and duty to cooperate (regarding the
implications of unmet need areas within), as well as
addressing indicators of past under performance

Housing Provision

Policy SPT3 is based on Scenario 2 in the 2017
Worcestershire SHMA part 1.
The justification of the Policy Area provision totals,
including the direction of some need from Plymouth to the
wider Plymouth Policy Area, and from West Devon to
Plymouth Policy Area is set out in the Housing Topic
Paper Section 5 and 6
1. Make clear the locally derived overall scale of housing
provision for the plan period for the JLP area and the two
Policy Area – ie Policy status in order to:
a) give sufficient certainty about POLICY towards the
scale of provision to be made; and
b) be consistent with the consistent with NPPF para 47,
separate provision targets policy area are identified in
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taken as a whole; or
–specific policies in this Framework indicate development
should be restricted.
para 47 which states that LPAs should ‘use their evidence
base (our emphasis) to ensure that their Local Plan meets the
full, objectively assessed needs for market and affordable
housing in the housing market area, as far as is consistent
with the policies set out in this Framework’
para 50 requires authorities to plan for a mix of housing based
on current and future demographic trends, market trends and
the needs of different groups in the community.
To be consistent with The Framework Para 159 the Local
planning authorities need to have a gained a clear
understanding of housing needs in their area.
Therefore the plan needs make clear that it has been
informed by the latest SHMA (2017), and state:
• what the Plymouth SHMA 2017 is
• how it provides the latest assessment of the full housing
needs.
• That the Councils worked with neighbouring authorities and
why
• The 2017 SHMA developed scenarios
• It uses latest national projections
• SHMA is evidence, not policy
• Other material considerations are taken into account.
Para 47 first Bullet Point
To boost significantly the supply of housing, LPAs ‘use their
evidence base to ensure that their Local Plan meets the full,
objectively assessed needs for market and affordable housing
in the policies set out in this Framework, including identifying
key sites which are critical to the delivery of the housing
strategy over the plan period;
Framework para .47 -for market and affordable housing,
illustrate the expected rate of housing delivery through a
housing trajectory for the plan period and set out a housing
implementation strategy for the full range of housing
describing how they will maintain delivery of a five-year supply
of housing land to meet their housing target)
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policy SPT3 for housing and for affordable housing. – this
gives sufficient certainty and guidance to decision makers,
developers and communities.
The plan also identifies the scale of potential supply from
development, and indicates the potential for other sources
to meet the need for affordable housing in the plan period.

Housing Provision
- Plan period

Housing Provision

The plan should therefore include Policy for provision for
housing for the entire plan period.
The Plan period of 2014 to 2034 enables the plan to
have a 15 year time horizon from the likely adoption date
(2018).
The start date of 2014 matches the base date of the latest
national household projections.
The JLP LPAs clearly set out the components of the
Housing Implementation Strategy. The JLP illustrates the
housing trajectories for the 2 policy areas and the plan
area, to make clear how the plan will maintain delivery of
a 5 year housing land supply. More details of the
trajectories are set out in the Housing Topic Paper (and
detailed tables are available on-line)
The NPPF does not require the Plan to identify an
additional 20% housing land supply. NPPF para 47 relates
to the 5 year supply regarding an “additional buffer of 5%
(moved forward from later in the plan period)”.
It is important that the JLP LPAs to demonstrate a five
year supply of deliverable sites, not just at the point of
adoption. This demonstration is vital if policies for the
supply of housing are to be considered up to date when
applying the presumption in favour of sustainable
development for development management purposes.
The Housing topic paper demonstrates that 5% and 20%
buffers can be met
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The Framework uses a range of terms in relation to
affordable housing
Para 173 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...
para 47 refers to ‘objectively assessed needs for market and
affordable housing’, and it requires that:
a) The plan needs to illustrate the overall expected rate of
housing delivery for market and affordable housing combined,
through a housing trajectory for the plan period.
para 157 Bullet point 2 – states that Local Plans “should be
drawn up over an appropriate time scale, preferably a 15-year
time horizon, take account of longer term requirements, and
be kept up to date”.

b) the LPA need to have a housing implementation strategy
for the full range of housing describing how the plan will
maintain delivery of a five-year supply of housing land to meet
the housing target
NPPF para 47 requires Councils to have a 5% buffer moved
forward from later in the plan period, (unless there is evidence
of persistent under delivery when the buffer would have to be
20%).
NPPF para 49. Housing applications should be considered in
the context of the presumption in favour of sustainable
development. 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.
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Housing provision -

Using the phrase ‘at least 26,700’ and a headroom of
supply of over 10% provides sufficient flexibility to adapt
to rapid change, in line with NPPF para 14.

Using locally derived
housing provision

The JLP sets out locally derived housing provision targets,
based on evidence including SHMA 2017, & the
Demographics Technical Report 2017. This provides the
necessary information and analysis of population change
to identify key issues, so that the Plan is based on
adequate, up-to-date and relevant evidence about the
social characteristics of the area, consistent with
Framework para 158.
To be consistent with NPPF para 158, the plan has been
informed by the latest technical evidence available, which
is the Plymouth SHMA 2017
Part 1. SHMA provides a range of scenarios which take
account of demographic, economic and policy factors.
However SHMA is evidence, not policy. It is the role of the
JLP to determine policy, taking into account the whole
evidence base. Plan-making has been informed by
objective assessments, but has sought to take a long term
perspective and not just based policy on short term
issues.
• diligently undertook joint working through evidence
gathering and during plan preparation, to identify
requirements – this has enabled the councils to produce
Policy SPT 3 which accommodates direction of need
(from one part of the plan area to other parts)
• cooperated with and collaborated with adjoining
Authorities to consider strategic priorities for the delivery
of homes, including cross-boundary housing
requirements (including making allowance for part of the
HMA need to be accommodated in the Dartmoor National
Park)

Unmet need
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NPPF para 14 Local Plans should meet objectively assessed
needs, with sufficient flexibility to adapt to rapid change,
unless:
––any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against
the policies in this Framework taken as a whole; or––specific
policies in this Framework indicate development should be
restricted.
Para158 Plan is based on adequate, up-to-date and relevant
evidence about the social characteristics of the area,

Para 182 A local planning authority should submit a plan for
examination which it considers is “sound” –namely that it is:
● 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;
● Effective – the plan should be deliverable over its period
and based on effective joint working on crossboundary
strategic priorities;
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Housing Supply

Housing Supply

• were consistent with the Duty to Co-operate, and with
NPPF paras 17, 156, 178 179.
Long term trends of population flows (migration) are one
indicator of the pressure to meet ‘need’.
Based on SHMA Part 1 Scenario 2, the proposed revised
housing provision of about 26,700 dwellings, which
accommodates substantial net in-migration, higher than
the national projections which are based on shorter term
migration trends.
Providing and maintaining an adequate supply of
new homes that support economic growth
• The JLP sets out the economic vision and
economic strategy, including the need to provide
for housing

NPPF provides a strong context for considering the range
of supply categories that the LPAs can include in
identifying supply to count towards meeting housing need.
The plan allocates sufficient sites and identifies sufficient
supply from other sources, listing this in the JLP to meet
the plan requirement to 2034.
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The plan needs to set out the economic vision and economic
strategy which positively and proactively encourages
sustainable economic growth, in order to be consistent with
Framework para 21. Evidence in the Housing Topic Paper
evidence about employment growth demonstrates how the
alignment between housing and the economy can be
improved.
JLP needs to plan for positive growth in the long term in line
with the NPPF core principle and paras 18 to 19 to proactively
drive and support sustainable economic development. The
focus is on 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.
NPPF 157 Local Plans should allocate sites to promote
development and flexible use of land, bringing forward new
land where necessary, and provide detail on form, scale,
access and quantum of development where appropriate;
47. To boost significantly the supply of housing, LPAs should:
●●use their evidence base to ensure that their Local Plan
meets the full, objectively assessed needs for market and
affordable housing in the housing market area, as far as is
consistent with the policies set out in this Framework,
including identifying key sites which are critical to the delivery
of the housing strategy over the plan period;
●●identify and update annually a supply of specific deliverable
sites sufficient to provide five years worth of housing against
their housing requirements with an additional buffer of 5%
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Housing Supply - Windfalls

Housing Supply –
Neighbourhood Plan
allowance

The Housing Topic Paper sets out the compelling
evidence that windfall sites have consistently become
available in the local area and will continue to provide a
reliable source of supply. (consistent with Framework para
48)
Therefore the Councils have assessed the potential for
small windfall development. (Sites of 9 or less dwellings in
TTVPA, and sites of less than 5 in Plymouth PA and not
on residential gardens), and identified the following
component of supply to be set out in the housing supply
policy:
Details are set out in the Topic Paper
The Housing Topic Paper sets out the justification for
including allowance for potential housing supply from
Neighbourhood Plan, based on evidence in SHELAA
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(moved forward from later in the plan period) to ensure choice
and competition in the market for land. Where there has been
a record of persistent under delivery of housing, local planning
authorities should increase the buffer to 20% (moved forward
from later in the plan period) to provide a realistic prospect of
achieving the planned supply and to ensure choice and
competition in the market for land;
●identify a supply of specific, developable12 sites or broad
locations for growth, for years 6-10 and, where possible, for
years 11-15;
In line with NPPF para 48, plans can make an allowance for
windfall sites in the five-year supply where there is compelling
evidence that such sites have consistently become available
in the local area and will continue to provide a reliable source
of supply.
The framework does not preclude including an allowance for
windfalls in the first 10 years.

NPPG Strategic Housing and Economic Development
Assessment paragraph 6 The neighbourhood plan should
support the strategic development needs set out in Local
Plans, including policies on housing and economic
development
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APPENDIX 11.1

LARGE SITE HOUSING TRAJECTORIES – AGREEMENT WITH AGENTS AND DEVELOPERS

See Documents TP3H and TP3I
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APPENDIX 11.2
TABLE 11.1 - THRIVING TOWNS AND VILLAGES POLICY AREA – EVIDENCE ABOUT HISTORIC LEAD IN TIMES BY APPLICATION TYPE AND SITE SIZE
SUMMARY

LEAD IN TIMES FROM PLANNING APPLICATION TO FIRST DWELLING COMPLETION - SOUTH HAMS AND WEST DEVON
South Hams

West Devon
Average time*
No of
applications
(No of weeks)

TOTAL
weeks

Average time*
No of
applications
(No of weeks)

TOTAL
weeks

TIME IN WEEKS - TTV

TTV (South Hams and West Devon)
Average time*
No of
applications
(No of weeks)

TOTAL
weeks

Time from
outline PP to
RM pp

Time from Full
or first RM PP
to first
completion

TOTAL time from
validation to first
dwelling

Time (weeks) from
Validation to PP
FULL
Sites of 10-49 dws

909

32

28.4

532

22

24.2

1441

54

26.7

111.3

138

Sites of 50-99 dws

436

10

43.6

150

5

29.2

586

15

39.1

82.4

121.5

Sites of 100+ dws

109

1

109

33

1

33

142

2

71

54

125

Sites of 10-49 dws

367

7

52.4

611

18

33.9

978

25

39.1

101.5

87.6

228.2

Sites of 50-99 dws

143

3

47.7

0

0

0

143

3

47.7

43.1

87

178

Sites of 100+ dws

263

3

87.9

400

7

57.1

663

10

66.3

57.9

84.8

209

Sites of 10-49 dws

208

5

41.7

1416

11

128.8

1624

16

101.5

Sites of 50-99 dws

86

2

43.1

0

0

0

86

2

43.1

Sites of 100+ dws

82

2

41.1

207

3

69.1

289

5

57.9

Sites of 10-49 dws

3240

30

108

1991

17

117

5231

47

111.3

Sites of 50-99 dws

444

6

74

462

5

92

906

11

82.4

0

0

0

54

1

54

54

1

54

Sites of 10-49 dws

264

4

66.2

963

10

96.3

1227

14

87.6

Sites of 50-99 dws

187

1

187

0

0

0

187

1

187

227

2

113.4

197

3

65.8

424

5

84.8

OUTLINE

Time (weeks) from
OUTLINE PP to RM PP

Time from PP to first
dwelling completion
FULL

Sites of 100+ dws

RM

Sites of 100+ dws

Source: South Hams DC and West Devon BC planning application records, housing monitoring and secondary data sources
All large site planning applications for housing development in the last 10 years within TTVPA
* Average time from validation of planning application to planning permission
Compiled data tabulated 22nd October 2017 (informed the preliminary housing trajectories sent by the Councils to developers/agents for the October 2017 consultation)
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