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Kelvyn Shantry, Councillor, Teignbridge District Council  

Consultee ID 18934  

Additional Statement Tuesday 10th September  

Matter 5 Housing  

Question 19. Are the proposed Housing numbers justified? 

 My submission in December 2012 answered this question, quite simply 

the answer is NO. There is serious overprovision as explained in great 

detail in the document. I therefore refer you to pages 9 to 25 of the my 

earlier submission  

 I also refer you to my recent submission on Population planned for Day 1 

on the General Matters section which highlighted recent additional 

evidence to support a need for less housing based on realistic population 

projections. 

I will therefore confine this submission to new material available since 

December 2012 to support a need for less Housing in the Teignbridge 

Local Plan. 

Teignbridge DCLG Household Projections April 2013 forecast to grow by 

5,107 households in the 10 years to 2011. Therefore forecast extrapolated 

to 10,214 for 20 years. This approach (suggested by ORS consultants as 

an alternative approach to calculating new homes needed) gives strength 

to the belief that 10,000 homes are needed not 12,400! 

The alternative approach again suggested by ORS in a FOI email exchange 

is supportive of a much lower figure. Using  the 2010 ONS projected 

population growth of 10,400 over 20 years, adding to the census data of 

124,200 in 2010  plus the Western morning News figure of 750 increase for 

2011 and 2012   brings  the Teignbridge population to 135,350 in 2033. 

(Not the 151,000 projected population used by TDC and the Consultant-see 

earlier population submission) . Dividing the population 135,350 by 2.189 

occupants per household (mid point data as shown on table from DCLG) 

means that 61,832 homes need to be provided in Teignbridge. Existing 

housing stock is 56,830 (source LP) so only 5,002 additional homes are 

needed! 
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Table 427: Change in average household size, local authority districts and England, 

2011- 2021  

 

Figures therein state: 

 

 

 

In terms of an objectively assessed Housing need may I refer you to note 

the comments made by Simon Thornley of TDC, (information obtained by 

FOI) , when confronted by the Housing Review Group of TDC Councillors 

(which I chaired). We highlighted the need the need to further reduce the 

number of homes due to the 2010 ONS population forecast which came 

out after the draft report of the Consultant had stated that 12,400 homes 

were needed. The ONS forecast recognised the massive drop in net 

migration in Teignbridge since 2008 and reduced the growth in the next 20 

years from 20,000 (used by TDC and the consultant) to just 10,000! Rather 

than asking ORS (Consultant) to objectively look at the new evidence TDC 

officers made it abundantly clear they wanted the housing numbers to 

stay the same –thus ignoring the latest ONS data. I leave  you to come to 

your own conclusion for the reasons for this lack of objectivity. 

 Appendix 1. 

 

 

 

 

Area code Area name

HH_2011 

(000s)

Pop_2011 

(000s)

Average 

Household 

Size_2011

E07000045 Teignbridge 54 121 2.247

HH_2016 

(000s)

Pop_2016 

(000s)

Average 

Household 

Size_2016

57 125 2.212

HH_2021 

(000s)

Pop_2021 

(000s)

Average 

Household 

Size_2021

59 129 2.189

10 year change 0.058

thus 20 year change 0.116



3 
 

Also worthy of note is an e mail sent to the consultant ORS by Phil Shears, 

Deputy Leader (obtained by FOI) in November 2011 following a 

presentation by myself to Nicola Bulbeck, TDC Chief Executive and Phil 

Shears TDC  Deputy Leader highlighting serious errors in the Consultants 

original 2007 and 2010 reports and my concerns that the Housing 

provision was massively overstated. IE Using a 5 year inflated average 

migration figure, almost 40 % higher than the 20 year average  (which 

should have been used)  The 5 year average was taken from 2001 to 2006 , 

peak of the Housing boom  and net migration and included the Met Office 

relocation to Exeter , largest relocation from London at that time. 

Subsequently post 2008 net migration slumped and is virtually zero at 

present since the economic crash in 2008! 

Instead of objectively reviewing my information and asking for a new 

assessment,  Phil Shears wrote to the hired consultant instructing him to 

confirm that the report stands as before and find some reasons to explain 

why it stays the same. I leave it for yourself to justify the reasons why this 

stance was taken by a senior public official – it is certainly not objective 

and possibly worthy of further investigation.  

Conclusion. 

The Local Plan is not positively prepared or justified  

The Housing Assessment contained in the Plan is seriously flawed, 

based on a false population projection in Teignbridge of 151,000 in 

2033,  together with a HMA assessment in which  both TDC and the 

Consultant contrived to produce an inflated housing number. When 

challenged with the facts  by the HRG group and despite 

overwhelming evidence showing the numbers were wrong, they 

both resolutely refused to change the numbers. The Consultant was 

employed by TDC and did exactly what was asked by TDC instead of 

objectively reviewing all the latest information.    

The Local Plan is not consistent with National Policy 

The failure of TDC to recognise and incorporate Government 

projections and Census data, together with cognisance of falling net 

migration is a serious miscalculation and directly against NPPF 

guidelines 148 and 149.  
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How can the LP be made sound 

The LP can be made sound by recognising the true population 

growth expectations and reassesses the infrastructure and housing 

needs in line with a figure of 9 to 10,000 new homes over the next 

20 years.  

Appendix 1 
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Appendix 2. 
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Question 20. Justification for lower housing needs. 

My previous submission in December pages 9 to 25 refers, together with 

my submission on population Matter 1 and my submission for Question 19.- 

refer. 

 I would only add that in July this year TDC have announced a new policy 

for the Devon Home Choice social housing waiting list. We and the general 

public had been told incessantly by TDC officials and elected Council 

leaders that the justification for the high housing provision was the fact 

that over 4,000 people were desperately in need of social housing in 

Teignbridge.  

The Housing Review Group, led by myself, exposed this myth at a 

presentation to the O&S committee in May2012 when I showed that there 

were less than 600 people designated as Category A/B –high need! This 

fact together with powerful evidence of a lower market housing need in 

Teignbridge ,due to falling net migration and a lower population growth 

forecast ,resulted in a unanimous vote for only 10,000 homes ,despite a 

presentation from the Consultant backed up by TDC officers for 12,400. 

Subsequently the Executive overruled the O&S recommendation as they 

chose to stay with the ORS Consultant’s view as it would be more likely to 

gain approval at an Examination! 

It was gratifying to see that TDC have now reviewed the waiting list for 

social housing and eliminated all Band E claimants’ and those who have 

not bid for a home in the past 12 months. This has the effect of reducing 

the list down to 1,080, with only 304 claimants designated as High Need 

A/B. Furthermore 176 of the 1,080 are from outside Teignbridge. The list 

has also not been validated for over 4 years, best practise states this 

should be done every year. Therefore the true waiting list is probably well 

below 1,000 in Teignbridge. The new list comes into effect from April 

2014. Appendix 1 

Therefore the high needs for social housing in the LP identified, justifying 

high housing provision in key towns have been significantly reduced. EG 

Heart of Teignbridge from 1,267 to 380, a massive reduction of over 70 %! 

Appendix 2 
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Latest 2011 ONS data for Net Migration in Teignbridge shows continued 

decline thus reducing the Housing need as this is the key population 

growth driver. Appendix 3 

 

Data collected by ORS for the original 2007 HMA report are now well over 

7 years old having taken place in 2005 to early 2006! This contravenes the 

Government guideline on use of old information. The Economic earthquake 

of 2008 which took place after the survey makes all the information 

gathered completely irrelevant as people s outlook and financial plans 

would have been completely changed by the worsening economic 

situation. I cannot think of any PLC or indeed small business who would 

reply on information gathered pre the 2008 Bank crash to create and 

formulate a plan today for the next 20 years. Astounding that TDC still use 

and rely on this data! Appendix 4. 

Conclusion. 

The Local Plan is not positively prepared or justified  

The Housing Assessment contained in the Plan is seriously flawed, 

based on old data more than 6 years old  gathered before the 

Economic crash of 2008, a false population projection in 

Teignbridge of 151,000 in 2033,  together with a HMA assessment in 

which  both TDC and the Consultant contrived to produce an 

inflated housing number. Recent net migration figures and a 76 % 

reduction in the Devon Home Care list reinforce my belief that the 

housing numbers are overstated. 

 

The Local Plan is not consistent with National Policy 

The failure of TDC to recognise and incorporate Government ONS 

population projections, Census data, and take note of current and 

future economic signals  together with cognisance of falling net 

migration is directly against NPPF guidelines 148 and 149.  

How can the LP be made sound 
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The LP can be made sound by recognising the true population 

growth expectations and reassesses the infrastructure and housing 

needs in line with a figure of 9,000 to 10,000 new homes over the 

next 20 years.  

Appendix 1. 

New Devon Home choice figures. Report to Exec  Removal of Band E 

and non bidders wef April 2013 

Current                          WEF April 2014 

A 7                                         7 

B 577                                     297 

C 939                                     417 

D 1329                                   359 

E 1735 

Total 4587                   Total 1080 – 76.5% 

Location breakdown of households likely to remain on Register:  

As of April 2013 

  

Heart of Teignbridge 380 35.2% 

Teignmouth 173 16.0% 

Dawlish 100 9.3% 

Other Teignbridge 88 8.1% 

Bovey Tracey 50 4.6% 

Edge of Exeter 42 3.9% 

Buckfastleigh 39 3.6% 

Chudleigh 32 3.0% 

      

Rest of Devon 82 7.6% 

Out of Devon 94 8.7% 

Total 1,080 100.0% 
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Appendix 2. 
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Appendix 4.  
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Question 24. Will the Plan provide an adequate number of Affordable 

Homes?  

In short the answer is YES, even if the Housing numbers reduce to around 

10,000 as 20 % will be affordable on agreed ratios per development. 

 Due in the main to the reduction of applicants on the Devon Home Care 

List to below 1,000 with only 304 assessed as High Need.  Appendix 1 

 

New Devon Home choice figures. Report to Exec  Removal of Band E 

and non bidders wef April 2013 

Current                          WEF April 2014 

A 7                                         7 

B 577                                     297 

C 939                                     417 

D 1329                                   359 

E 1735 

Total 4587                   Total 1080 – 76.5% 

Location breakdown of households likely to remain on Register: As of April 2013 

  

Heart of Teignbridge 380 35.2% 

Teignmouth 173 16.0% 

Dawlish 100 9.3% 

Other Teignbridge 88 8.1% 

Bovey Tracey 50 4.6% 

Edge of Exeter 42 3.9% 

Buckfastleigh 39 3.6% 

Chudleigh 32 3.0% 

      

Rest of Devon 82 7.6% 

Out of Devon 94 8.7% 

Total 1,080 100.0% 
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Question 27. Sufficient flexibility in the proposals to deal with 

contingencies? 

There are several reasons why I believe there is sufficient flexibility for a 

plan for 10,000 homes to be accepted. The LP has not included; 

1. Bradley Bends new homes approved on appeal in August, additional to 

LP- additional 151 homes  

2. Dawish appeal at land South of Shutterton Lane likely to approved –

additional 350 homes  

3. No homes whatsoever in Villages included in LP –likely Neighbourhood 

plans will produce over 20 years at least  500 homes  (as in East Devon 

LP)  

4. Windfall homes averaged 173 over previous 12 years (source TDC) –

likely a minimum over 20 years of 3,000 homes 

5. Greater densities on approved sites. LP contains wording “at least” 

 Penn’s Mount approved in LP at least 250 –permission 300 

 Buckland approved in LP at least 100 –permission 133 

 

In total it appears that at least 4,000 additional homes could be developed 

outside of the current LP!. Another reason why 10,000 new homes should 

be the maximum number approved in the LP. 

Conclusion. 

The Local Plan is not positively prepared or justified  

The Plan has sufficient flexibility to allow for contingencies  

The Local Plan is not consistent with National Policy 

The Plan, if the Housing numbers are not reduced, will allow for over 

16,000 new homes to be built in Teignbridge over the next 20 years. 

This is counter to the wishes of residents, over 7,000 responses to 

the LP were almost unanimous in opposing such widespread 

development of our precious green spaces and will produce a 

housing market where huge tracks of land are blighted with 
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planning permission but with limited demand will simply not get 

built! Against NPPF clause 69 and 155. 

How can the LP be made sound 

The LP can be made sound by recognising the true population 

growth expectations and reassesses the infrastructure and housing 

needs in line with a figure of 9,000 to 10,000 new homes over the 

next 20 years. This with windfalls etc will still reach a new housing 

figure well in excess of 12,400, the current LP target number. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


