TORBAY LOCAL PLAN - A landscape for success: The Plan for Torbay — 2012 to
2032 and beyond

PROPOSED SUBMISSION PLAN (FEBRUARY 2014)
PROPOSED MAIN MODIFICATIONS TO THE SUBMISSION LOCAL PLAN
LIST OF REPRESENTATIONS BY PERSON/ORGANISATION IN TOPIC ORDER

Consultee | File Person /Organisation Consultee
ID No

844154 HB1 Homebuilders Federation

844351 HB2 Richmond Torquay (Jersey) Limited (PCL Planning on behalf of)
(agent)
844178
(consultee)

844351 HB3 Waddeton Park Limited (PCL Planning on behalf of).
(agent)
844349
(consultee)

844316 HB4 Taylor Wimpey (Origin 3 on behalf of)
(agent)
844315
(consultee)

844198 HB5 Bloor Homes (South West) Ltd. (Boyer Planning on behalf of).
(agent)
791437
(consultee)

844863 HB6 Abacus (Stride Treglown on behalf of).
(agent)
844862
(consultee)
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HOME BUILDERS FEDERATION

Torbay Local Plan
Strategic Planning Team
Spatial Planning
Torbay Council
Electric House (2" Floor)
Castle Circus
Torquay
TQ1 3DR
SENT BY E-MAIL AND POST

23" March 2015

Dear Sir / Madam

TORBAY LOCAL PLAN MAIN MODIFICATIONS CONSULTATION
1.Introduction

1.1 Thank you for consulting with the Home Builders Federation (HBF) on the
above mentioned consultation. The HBF is the principal representative body
of the house-building industry in England and Wales. Our representations
reflect the views of our membership, which includes multi-national PLC's,
regional developers and small, local builders. In any one year, our members
account for over 80% of all new “for sale” market housing built in England and
Wales as well as a large proportion of newly built affordable housing. We
would like to submit the following representations and appear at any resumed
Examination Hearing Sessions to discuss these matters in greater detail.

2. Housing Needs

2.1 It is acknowledged that Main Modification (MM1) to Policy $S1 increases
the housing requirement from 8,000 (400 dwellings per annum) to 10,000
(500 dwellings per annum) dwellings over the plan period 2012 — 2032 in line
with the Inspector's Interim Findings dated 15 December 2014. Accordingly
MM9, MM10 and MM12 increase the housing requirements in the sub-areas
of Torquay, Paignton and Brixham. However in Policy $81 the housing
requirement should be expressed as at least 10,000 dwellings.

2.2 Moreover in Paragraph 13 of the Inspector's Interim Findings the
Inspector determined that the full objectively assessed needs for Torbay were
5,430 jobs and 12,300 dwellings. In Paragraph 19 the Inspector considers that
the prudent approach is to plan for 10,000 dwellings over the twenty year
period. Therefore there is an unmet need of 2,300 dwellings over the plan
pericd. It is noted that the current Main Modifications consultation does not

Home Builders Federation page 1
80 Needlers End Lane, Balsall Common, Warwickshire, CV7 7AB
07817 865534 info@hbf.co.uk www.hbf.co.uk


http:www.hbf.co.uk
mailto:info@hbf.co.uk



http:www.hbf.co.uk
mailto:info@hbfco.uk

130 dwellings per year from windfalls x § years equals 650 dwellings ;
1,715 plus 650 equals 2,365 dwellings ;

360 completions per year x 3 years is 1,080 completed dwellings ;
2,365 dwellings less 1,080 completed dwellings equals 1,285 dwellings
remaining from existing commitments and windfalls.

Therefore there is a gap of 1,466 dwellings between the housing requirement
for 2015 — 2020 and the remaining 5 YHLS from 2012 - 2017 which should
have been aliocated in adopted Neighbourhocod Plans meaning proposais
under MM1 for a Site Allocations DPD should be enacted immediately.

3.5 As there is not reasonable certainty that the Council has a 5 YHLS the
Local Plan is not sound because it is neither effective nor consistent with
national policy as set out in Paragraph 47 of the NPPF. Moreover if the Local
Plan is not to be out of date on adoption it is critical that the land supply
requirement is achieved as under Paragraph 49 of the NPPF ‘“relevant
policies for the supply of housing will not be considered up to date if the LPA
cannot demonstrate a five year supply of deliverable housing sites”.

4. Neighbourhood Planning

4.1 Neighbourhood Pians must be consistent with the Local Plan therefore if
the Neighbourhood Plans do not comply with the timetable set out by the
Local Plan nor identify sufficient sites to provide for the housing requirement
determined in the Local Plan development sites must be brought forward in
Site Allocations DPD (MM1).

5. Minor Modifications

5.1 It is noted that modifications to Policy H2 Affordable Housing (AM129) are
proposed to comply with national policy. For clarity the modification should
state that the payment of the commuted sum sought on sites of 6 — 10
dwellings is deferred until the end of the development as set out in the House
of Commons Written Statement on Support for Small Scale Developers,
Custom and Self-builders dated 28 November 2015.

5.2 The proposed amendment to Paragraph 6.4.1.24 (AM135) is concerning.
The NPPF (Paragraph 154) is explicit in stating that Supplementary Planning
Documents (SPD) should not add to the financial burden of development. The
Regulations are equally explicit in limiting the remit of an SPD so that policies
dealing with development management cannot be hidden in an SPD.

5.3 At this time it is also noted that Self Build Affordable Housing is not
defined in the Glossary of Terms. This omission should be corrected by the
Council.

5.4 AM104 to Paragraph 6.4.2.10 and AM144 Table 6.1 Dwelling Sizes are
incorrect interpretations of the Government's intentions as set out in its
response to the Housing Standards Review consultation. The standards
referred to by the Council will not become mandatory. if the Council
determines to opt into such optional requirements its decision to do so must
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Dear Sir/Madam

EMERGING TORBAY LOCAL PLAN - PROPOSED MAIN MODIFICATIONS
CONSULTATION RESPONSE

This letter is submitted on behalf of our client, Richmond Torquay (Jersey)
Limited, in respect of the current consultation on the Proposed Main
Madifications to the Torbay Local Plan (February 2015).

My client's interest is related to Sladnor Park site. The site is an existing
residential site in a sustainable location and benefits from an implemented
consent for redevelopment. The site can therefore contribute to delivering the
future growth requirements set out in the emerging plan.

This letter outlines the key areas of support and objection that my client has in
relation to the changes proposed to the submission version of the Torbay Local
Plan (“Plan”).

In relation to MM1 and the proposed changes to Policy $Si, my client
welcomes the removal of a range for the housing target proposed however
they maintain (as previously submitted) that the housing figure should be set
higher and that the the 10,000 included in the proposed plan should therefore
be a minimum.

My client is also supportive of the additional text proposed by MM1 which
clarifies the position with regard to reliance on Neighbourhood Plans and the
ability for the Council to progress its own site allocations development plan
document should Neighbourhood Plans fail to deliver the required levels of
housing development.

PCL Planning Ltd, Registered Office: 1A Parllament Square, Parliament Street, Crediton, Devon, EX17 2AW
Registered in England and Wales No. 8300933 VAT No. 923955783
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Dear Sir/Madam

EMERGING TORBAY LOCAL PLAN - PROPOSED MAIN MODIFICATIONS
CONSULTATION RESPONSE

This letter is submitted on behalf of our client, Richmond Torquay (Jersey)
Limited, in respect of the current consultation on the Proposed Main
Modifications to the Torbay Local Plan (February 2015).

My client’s interest is related to Sladnor Park site. The site is an existing
residential site in a sustainable location and benefits from an implemented
consent for redevelopment. The site can therefore contribute to delivering the
future growth requirements set out in the emerging plan.

This letter outlines the key areas of support and objection that my client has in
relation to the changes proposed to the submission version of the Torbay Local
Plan ("Plan”).

In relation to MM1 and the proposed changes to Policy SS1, my client
welcomes the removal of a range for the housing target proposed however
they maintain (as previously submitted) that the housing figure should be set
higher and that the the 10,000 included in the proposed plan should therefore
be a minimum.

My client is also supportive of the additional text proposed by MM1 which
clarifies the position with regard to reliance on Neighbourhood Plans and the
ability for the Council to progress its own site allocations development plan
document should Neighbourhood Plans fail to deliver the required levels of
housing development.
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own needs. The NPPF (paragraph 7) establishes three
dimensions of sustainable development — economic, social
and environmental and establishes a role for each of these
as part of the planning system.

Whilst reiterating that planning law establishes that
applications for planning permission must be determined
in accordance with the development plan (paragraph
11), and that the NPPF does not change this principle, it
does introduce the concept of presumption in favour of
sustainable development.

For decision making, this requires the approval of
applications which accord with the development plan.
Where the development plan is silent, permission should
be granted, unless adverse impacts of doing so would
significantly and demonstrably outweigh the benefits or
specific policies within the NPPF indicate that development
should be restricted (paragraph 14).

For plan making, the principle means that local authorities
should positively seek opportunities to meet the
development needs of their area. Furthermore, Local
Plans should meet objectively assessed needs and ensure
they have sufficient flexibility to adapt to rapid changes
(paragraph 14).

Finally, paragraph 17 of the NPPF identifies 12 core
land-use planning principles which should underpin
plan-making and decision-making. From a Local Plan
perspective, these include, but are not limited to:

* Planning should be genuinely plan-led and empower
local people to shape their surroundings, with succinct
local and neighbourhood plans setting out a positive
vision for the future of the area;

¢ Be a creative exercise in finding ways to enhance and
improve the places in which people live their lives;

* Proactively drive and support sustainable economic
development to deliver homes, business and industrial
units, infrastructure and thriving local places that the
country needs;

e Seek high quality design and take account of the
different roles and character of different areas;

¢ Conserve and enhance the natural environment; and

e Promote mixed use developments.

In addition to these high level principles, the NPPF
provides further policy guidance on a range of matters,
including housing, economic development, including
the vitality of town centres, good design and healthy
communities.

Local Plan

At the time of writing, the adopted Local Plan for Torbay

is the Torbay Local Plan 1995 — 2011 (adopted 2004). The
Council are currently at an advanced stage in updating this
plan having published for consultation and subsequently
submitted a new Torbay Local Plan — ‘A Landscape for
Success: The Plan for Torbay 2012 to 2032 and beyond’,
referred to hereafter as ‘the Draft Plan’.

The Adopted Local Plan

The Torbay Local Plan was adopted in April 2004 and
covers the period 1995-2011. Whilst the plan designated
an element of the White Rock 1 site as initially suitable for
employment use (this was of course developed further

in the course of the White Rock Masterplan process and
subsequent outline planning application), the plan is silent
on the White Rock 2 land area.

Housing

Policy HS (Housing Strategy) states that a sustainable
housing strategy will be promoted which aims to meet
Torbay’s housing requirements through:

* giving everyone the opportunity of a decent home and
promote social cohesion;

* providing a mix and choice of housing of a balanced
range and size, type and location;

* securing a balance between new housing and the
protection of environmental quality and jobs;

*  maximising the reuse of urban land and implementing a
sequential approach to housing development; and

¢ generating sustainable patterns of residential.
development at optimum densities in safe and attractive
environments, accessible by a variety of means of
transport.

In order to make the best use of urban land, higher density
housing is encouraged, where appropriate. However,
residential development will also be expected to provide
adequate open space.

Policy H9 states that all new residential schemes should
demonstrate a high standard of design which take account
of the defining characteristics of the existing environment
and, where possible, enhance it.

Policy H10 states that new housing schemes should

be developed with maximum densities consistent with

key environmental objectives. High densities should

be developed on urban sites, which have good access

to public transport and community facilities. In these
circumstances, car parking provision should be reduced.
There should be adequate provision of public open space,
including play and amenity areas.

Policy H11 states that where appropriate, amenity open
space, play areas, wildlife areas and suitable landscaping
should be provided in residential developments,to meet
the arising needs from the proposal.

Employment

Policy E5 states that the development of a sustainable
and competitive business sector in Torbay, comprising
office and industrial uses will be sought. This includes
securing a balance between economic regeneration and
the protection of environmental quality; and new jobs and
housing.

Policy E6 states that the change of use or re-development
of existing employment land and/or buildings for other
uses will only be permitted where there would be no
significant effect upon the employment opportunities or
the quality and quantity of employment sites in Torbay;

or where the proposed uses would be beneficial either
because of their sustainable credentials or because they
would replace an existing unacceptable use. It should,
however, be noted that Torbay Council’s assessment of
how policy complies with the NPPF, required because the
Plan was adopted prior to its introduction, notes that Policy
E6 does not comply. Specifically, there are conflicts with
paragraph 22 of the NPPF, which states that “planning
policies should avoid the long term protection of sites
allocated for employment use where there is no reasonable

prospect of a site being used for that purpose”.
Community, Education and Health Facilities

Policy CFS states that the development of new and the
regeneration of existing areas as sustainable communities
will be permitted where proposals meet the needs of and
enhance the quality of life of residents.

Policy CF1 states that new and improved community
facilities, such as schools, pre-school play groups, health
centres, places of worship, community centres, community
sports halls, libraries and the use of schools for community
benefit, will be permitted where they would be readily
accessible to the local community, would not impact
adversely on adjacent properties and would not cause
serious congestion or a road safety hazard.

Policy CF6 states that where additional social, physical

or environmental infrastructure is needed in order for
development to go ahead appropriate contributions will be
sought from the developer.

Policy CF7 states that where proposed new development
will require a significant increase in or improvement to
existing educational provision, appropriate contributions
will be sought through planning agreements in accordance
with Policy CFS. Contributions will be sought on the

basis of demand for educational facilities generated by

the development and the level of financial contributions
will be sought on the basis of the scale and nature of the
educational need.

Accessibility

The local plan promotes a sustainable land use
transportation strategy that aims to reduce the
environmental impact of transport systems and encourage
sustainable alternatives to the private car.

Policy T1 states that new non-residential development will
only be permitted where it is possible for more than 50% of
the potential users to gain access by foot, cycle or public
transport. Developers of larger sites will be expected to
prepare and implement a travel plan which will address
these conditions. Residential development should be
located so that residents have adequate shopping facilities,
primary and junior schools, community and healthcare
facilities, and other frequently used attractions within easy
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