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19. Are the proposed housing numbers justified; are they based on an 

objective assessment of needs, using up to date, reliable evidence, 

including the latest CLG household projections?  

19.1 The housing numbers arise from the Strategic Housing Market Assessment 

(SHMA) 2012 update, prepared by Opinion Research Services (ORS), an 

experienced company in this subject.  ORS were first commissioned to prepare a 

SHMA for the Exeter and Torbay Housing Market Areas in 2005 and in 2007 

provided a Main Report (CDD86), a Technical Report (CCD87) and district level 

reports including one for Teignbridge (CDD88). 

19.2 Teignbridge District Council has commissioned two updates to the Teignbridge 

report to consider the implications of more recent evidence, one in 2010 

(CDD89) and one in 2012 (CCD90). 

19.3 For Teignbridge, the 2007 SHMA indicated a need of about 740 per year with the 

2010 update finding no significant change.  The 2012 update indicated a 

reduction to 620 per year.  The Local Plan uses the most recent figure of 620 

homes per year as its objectively assessed housing need, which translates to a 

20 year housing need of 12,400 dwellings. 

19.4 NPPF paragraph 14, 17, 47 and 182 strongly emphasise that development 

needs, including housing needs, must be “objectively” assessed.  Objective is 

defined in the Oxford dictionary as “not influenced by personal feelings or 

opinions”.  The use of impartial external consultants ensured objectivity, with the 

outcomes untied to or affected by  availability of land, political considerations or 

other issues irrelevant to need.  In accordance with NPPF paragraph 17 the 

Council has first objectively identified the housing need and then sought to meet 

it in full. 

19.5 The 2012 SHMA update used the most recent available information at the time.  

The 2011 – based Interim Household Projections came out in April 2013 and 

were therefore not available for consideration in the SHMA update.   

19.6 The interim projections indicate a projected household growth of about 510 

dwellings per year.  However, there are a number of reasons why the most 

recent SHMA figure of 620 should be preferred.  The Household Projections are 

classified as “interim” and the guidance on their use confirms that they should be 

considered alongside other relevant evidence.  Household Projections have 

been extremely volatile, showing big changes from one set to the next.  They do 

not include an allowance for meeting the existing “backlog” of need, a key 

difference with the SHMA.  Finally they carry forward the recent household 

trends, particularly the impact of worsening affordability within Teignbridge, and 

therefore slavishly following them would have significant negative social 

implications.   
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19.7 The implications of the 2012 update for the Exeter HMA have been considered in 

the Duty to Cooperate paper (CDA9 and CCD91) and the objectively assessed 

needs of the Exeter HMA can be met through existing commitments and 

adopted/emerging Local Plans. 

20. What is the justification for lower housing numbers than proposed in the 

earlier draft Regional Strategy and draft Core Strategy, on grounds of 

housing need? 

20.1 The draft Regional Strategy housing targets for Teignbridge varied during 

different stages in the preparation of that document.  The following table sets 

them out at the three latest stages.  It will be seen that the LP target is between 

the Panel recommendation and the SoS proposed changes.   

Stage Date 
Teignbridge housing targets 

Total Annual average 

Draft Deposit RS June 2006 8,600 430 

EiP Panel Report December 2007 *10,900 545 

Secretary of State’s 
Proposed RSS 

July 2008 
**15,900 795 

* including 500 on the edge of Exeter 

**  including 2000 on the edge of Exeter 

20.2 The Regional Strategy will not be adopted.  The NPPF paragraph 218 states that 

local plans “may … continue to draw on evidence that informed the preparation 

of regional strategies..” (my emphasis).  In the case of the draft RS the key 

evidence was 2003 – based Household Projections which are now out of date.  

The more recent work by ORS is therefore to be preferred. 

20.3 The earlier Core Strategy was based on the 2007 SHMA with its 2010 update, 

both of which indicated an annual housing need of 740 dwellings (14,800 for the 

plan period).  The 2012 update was prepared using the same methodology as 

the previous update and the original 2007 study, but more recent information.  It 

should therefore be considered as more up-to-date and therefore an appropriate 

basis for the Local Plan.  The update paragraph 66 confirms that the 

assessments using 5 years’ and 20 years’ historic data are in line, which 

supports the appropriateness of the most recent update. 
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21. Will the right numbers and mix of housing be delivered to meet local 

needs?  Are the proposed proportions of market and affordable homes 

justified?  Are the density assumptions reasonable? 

21.1 NPPF paragraph 50 refers to a mix of homes and refers to the following factors: 

 demographic trends;  

 market trends;  

 families with children; 

 older people;  

 people with disabilities;  

 service families;  

 self-builders;  

 other groups in the community. 

21.2 The 2012 update to the SHMA calculates a forecast of dwelling sizes in terms of 

numbers of bedrooms, to reflect demographic trends, including the changing 

requirements of older people and families with children.  This calculation, based 

on the bedroom standard normally used for allocation of social housing, 

produces the following net requirements.  It will be seen that the size 

requirements for market housing are fairly evenly distributed whereas affordable 

housing shows proportionally higher need in the lower sizes. 

 Net requirement from SHMA (2012 update, figure 24) 

Net need 
Market 

Housing 
Intermediate 

Housing 
Social Rented 

Housing 

1 bedroom 33% 93% 15% 

2 bedroom 26% 8% 58% 

3 bedroom 6% 0% 18% 

4 bedroom 36% 0% 9% 

Totals 100% 100% 100% 

21.3 The bedroom standard does not, however, reflect market demand or the wishes 

of affordable housing occupants or providers.  These are more likely to be 

reflected in the dwellings built.  The table below shows the bedroom split of 

current commitments and a comparison with the proportions in the table above. 

No of bedrooms 
Market 

Housing 
Intermediate 

Housing 
Social Rented 

Housing 

1 bedroom 8% -25% 7% -86% 13% -2% 

2 bedroom 26% +0% 50% +42% 47% -11% 

3 bedroom 35% +29% 35% +35% 29% +11% 

4 bedroom 25% -11% 8% +8% 11% +2% 

5 bedroom + 7% +7% 0% +0% 0% +0% 

Totals 100% 100% 100% 
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21.4 The comparison generally shows that housing providers in all sectors are 

bringing forward larger dwellings than the assessment of need would imply.  This 

reflects the tendency for households to seek additional bedroom space over and 

above the minimum requirement assessed through the “bedroom standard”.  

Nevertheless, dwellings are being provided in all size categories and therefore 

there does not appear to be sufficient justification for a planning policy 

intervening in the market to require a specific mix.   

21.5 It is the Council’s view that a constrained overall supply of market housing would 

encourage housebuilders to concentrate on the highest margin provision and 

therefore reduce the variety of provision.  With the removal of the strong historic 

constraint on housing supply the market will be encouraged to provide a greater 

mix  of house sizes.  The council will continue to monitor dwelling types and if 

there appears to be a significant developing imbalance in provision, then a policy 

response can be considered in future reviews of the Local Plan.   

21.6 The provision of extra care and other forms of housing appropriate to older 

people is specifically proposed within the local plan, at DA2 to add to the 

provision currently being constructed within Newton Abbot.  The Infrastructure 

Delivery Plan (CDD98) reflects the assessed need for extra care provision in 

other settlements. 

21.7 Local Plan policy WE7 requires larger developments to incorporate Custom Build 

Dwellings, to widen the choice in the housing market. 

21.8 The allocation of a range of sites in different settlements, of different sizes, and 

in both town centre and edge of town locations will also support a choice of 

provision. 

21.9 The provision of affordable housing is a Council priority, reflected in the Local 

Plan.  Work on housing need and viability has led to a series of affordable 

housing targets for sites, which go a considerable way towards meeting the 

assessed affordable housing need while retaining the viability of housing 

allocations (see questions 24 and 25, following).   

21.10 The Densities of allocated sites have been set generally low (largely below 30 

dwellings per hectare).  This allows for appropriate provision of on-site green 

infrastructure where necessary, and it also forms part of the necessary flexibility 

in the Local Plan (see question 27).  Higher densities are generally either very 

small sites which are unlikely to have non-residential development within them, 

or they are town centre sites appropriate for smaller dwellings and taller 

buildings.  Appendix A includes a table showing the densities of all housing and 

mixed use allocations within the Local Plan. 

  



Teignbridge District Council Local Plan – Examination in Public 

5 
Statement of Teignbridge District Council:  Matter 5    August 2013 

22. Is the broad distribution of housing justified?                                                                  

22.1 Local Plan paragraph 2.17 explains the justification for the housing distribution, 

based on seven factors.  These factors reflect in particular the advice in 

NPPFparagraph17 (penultimate bullet) and paragraph 30 to provide a 

sustainable pattern of development.  The approach to rural development is to 

limit it for sustainable travel reasons (see Matter 1, question 5) although small 

scale housing can come forward through infilling within settlement limits, 

exception sites for affordable housing (policy WE5) and Neighbourhood 

Planning.  The following table summarises the information available (taken from 

the SA/SEA CDA5 p39) and compares it with the distribution of housing 

proposed within the local plan policy S4 (including existing commitments). 

Strategic 
Location 

Population 
Affordable 
Housing 

Need 
Jobs 

Town 
Centre 
retail 

Approximate 
LP housing 
distribution 

Heart of 
Teignbridge 

50% 51% 54% 56% 50% 

Dawlish 16% 16% 12% 12% 10% 

Teignmouth 18% 20% 11% 23% 5% 

Bovey Tracey 9% 7% 18% 5% 5% 

Chudleigh 6% 6% 5% 3% 5% 

Edge of Exeter NA NA NA NA 15% 

22.2 The approximate housing distribution broadly follows the indicators set out 

above, with two significant exceptions; Teignmouth and Edge of Exeter. 

22.3 The data for Teignmouth would suggest a greater proportion of the housing 

provision at the town.  The Preferred Options Core Strategy (CDD12) proposed 

mixed use housing/employment allocations, despite some localised 

environmental constraints.  However, it became clear that the proposals were not 

viable without significant external investment in a link road through the site, and 

this proposal was therefore not carried forward.  Other significant local 

constraints limited the level of allocations.  See Matter 7. 

22.4 The allocation at South West Exeter reflects the adjoining city of Exeter, with its 

wide range of job opportunities, retail and service provision, and housing need.  

More detail on this is covered under Matter 10 and in the Duty to Cooperate 

statement (CDA9). 

22.5 All of the settlements with specific allocations are on bus routes with at least 

hourly services, with rail stations also at Dawlish, Dawlish Warren, Newton Abbot 

and Teignmouth.  Environmental constraints are dealt with in the paper on the 

relevant settlements. 

22.6 Taking account of these issues, the Council believes that the broad distribution is 

justified, and consistent with national policies.   



Teignbridge District Council Local Plan – Examination in Public 

6 
Statement of Teignbridge District Council:  Matter 5    August 2013 

23. Is the housing trajectory realistic; can it be delivered?  Will the LP provide 

a five and ten year housing supply without reliance on windfalls? 

23.1 The trajectory provides a broad path towards achieving the annual need within 

the first five years of the Local Plan.  It starts from the current fairly low base, and 

steps up towards a higher delivery rate by 2015/16.  The housing supply 

assessment  (CDA2, Recommended amendments to the local plan, changes 8, 9 

and 10) shows that there is a sufficient supply of housing land to meet this target 

trajectory.  In each of the years 2013/14 to 2023/24 (years 1 – 11 of the Local 

Plan) the potential land supply is in excess of the trajectory, meaning that the 

trajectory is both realistic and deliverable.  This is illustrated in the graph below, 

which shows the cumulative availability of the commitments against the 

cumulative figures in the trajectory. 

 

23.2 The first year of the trajectory looks more than achievable, with at least 120 

dwellings completed in the first quarter (April – June).   

23.3 The availability of sites has been assessed in accordance with advice from the 

SHLAA panel, who also considered the sites in the preferred options core 

strategy.  The published 2012 SHLAA update indicates how their advice has 

been taken into account.   

23.4 A five year supply requires land for 3720 dwellings to be available for 

development (620 X 5 X 120%), including the 20% buffer carried forward from 
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later in the plan.    Land for 4468 dwellings is available in that period, see the five 

year supply calculation CDD85.  Note that this does not include any allowance 

for windfalls, which would be expected to provide for additional supply. 

23.5 A ten year supply requirement would require land for 6820 dwellings, calculated 

by adding 3100 (5 X 620) to the 3720 five year supply requirement set out 

above.  Land for 8775 dwellings is available, again more than sufficient for the 

need. 

24. Will the plan provide an adequate number of affordable homes? 

24.1 The SHMA 2012 update forecasts that there will be a need for 5152 affordable 

homes, 41.5% of the total requirement.  Existing commitments and local plan 

allocations are expected to bring forward just less than 3000 affordable 

dwellings.  Accordingly, the Council accepts that the local plan itself will not meet 

the full forecast affordable homes requirement.  The viability work (Question 25) 

indicates that increasing affordable housing targets can only be achieved with a 

commensurate reduction in the Community Infrastructure Levy charges. 

24.2 There is potential for additional provision through rural exceptions, windfalls, 

increased density on sites and direct investment by Housing Associations and 

Government.  The Council has taken a balanced view of the need for affordable 

homes and infrastructure and would not support a reduction in the level of CIL to 

allow for an increase in affordable housing targets.  Accordingly, the level of 

affordable housing to be provided is considered appropriate, and would be an 

increase from the 120 per year average achieved since 2008/9.   

25. Is the proposed percentage requirement for affordable housing realistically 

deliverable, based on sound viability evidence? 

25.1 The viability of the affordable housing targets has been tested, taking account of 

the proposed level of Community Infrastructure Levy, and the work indicates that 

the targets are viable.  This accords with the advice in NPPF paragraph 174 and 

175.  The evidence base is in CDD131 – CDD133.     

25.2 The evidence indicates that sales values for dwellings vary across the plan area, 

and therefore viability varies, which allows for different rates of CIL and 

affordable housing targets in different zones within the plan area.  

27. Is there sufficient flexibility in the proposals to deal with contingencies? 

27.1 The Local Plan includes two elements of flexibility on housing provision which 

are explained in LP paragraph 2.16; windfalls and increased density of 

development (see question 21 above).  These potential additional dwellings 

(including affordable dwellings) are considered likely to be sufficient for 

contingencies.  In the case of windfalls, a projection of previous rates of windfall 

would yield over 3000 dwellings.  There is some double-counting with existing 
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windfall commitments, and no guarantee that windfalls will continue at the same 

rate but even allowing for those factors, this is a significant element of flexibility 

in the plan proposals.  In the case of density, there are already examples of 

allocations coming forward at higher densities than allowed for in the Local Plan 

(for example, 133 dwellings consented on NA5 Buckland Barton and 250 on only 

part of KS6 Penns Mount).  As outlined under question 23 above, the allocated 

and permitted sites could come forward more quickly than the trajectory expects, 

should there be a rapid change in demand. The Council has committed to a 

regular five year review of the Local Plan (LP paragraph 2.12) which allows any 

such contingencies to be considered and a reasonably quick response provided. 

28. Will the needs of gypsies, travellers and travelling showpeople be met 

satisfactorily, in accordance with government guidance? 

28.1 The needs of the travelling community have been objectively assessed and 

provision will be met through the policies in the Local Plan (CDA1) in particular 

policies WE6, WE6A, NA1 and SWE1. 

28.2 In line with paragraph 4 of the NPPF Policy for traveller sites (CDC12), the 

Council has updated its evidence and made its own assessment of need 

(CDD95 paragraphs 6.11, 10-10.3) in conjunction with the travelling community, 

Teignbridge Gypsy and Traveller Forum, Plymouth and Devon Racial Equality 

Council and Devon County Council.  Confidence in these results is improved 

since they are not dissimilar from the Devon-wide Gypsy and Traveller 

Accommodation Assessment undertaken in 2006 (CDD94, p165).   

28.3 The Local Plan identifies an allocation (WE6A – Middletree Park – Haldon (p51)) 

which now has the benefit of planning permission and central government 

funding.  This site will be managed by a Registered Provider and provides for 15 

pitches including play and other facilities.  This provision aims to reduce 

unauthorised encampments whilst at the same time recognising the need for 

public provision in line with paragraph 4 of the CLG Planning policy for traveller 

sites guidance.   

28.4 WE6 Homes for the Travelling Community (p50) sets out a pitch target as 

required by traveller sites guidance paragraphs 8 and 9 and has set a criteria 

based policy as per paragraph 11.  Policy NA1 (Houghton Barton Urban 

Extension p74) and SWE1 (South West of Exeter Urban Extension p108) both 

set a requirement to provide pitches for the travelling community. Provision in 

urban extensions reflects the requirements of paragraph 11 of the same 

document which sets out 8 criteria for consideration to ensure sites are 

sustainable economically, socially and environmentally.   

28.5 Evidence and the abovementioned policies within the Local Plan have planned 

over a reasonable timescale and can demonstrate a 5 year land supply as 

required by paragraph 9 (CDC12).  The Council is also working with 
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neighbouring Councils to support a pan-Devon refresh of need evidence, which 

will be used to support the next review of the plan.  

Appendix A – Gross Residential Densities 

Site reference 
Total 

allocation 
area 

Allocated 
Area for 

Dwellings 

Number of 
dwellings 

Gross dwellings 
density 

NA1 169.88 89.1 1,800 20 

NA2 67.89 25.01 450 18 

NA3 141.53 60 1,500 25 

NA3A 0.56 0.56 20 36 

NA5 4.87 4.87 100 21 

NA6 3.84 3.27 70 21 

NA9 4.54 2 120 60 

NA10 5.6 2.5 170 68 

KS3 10.29 5 120 24 

KS6 15.15 12 250 21 

KS8 0.53 0.53 15 28 

KK1 10.61 7.71 170 22 

KK2 1.23 1.23 15 12 

KK3 1.25 1.25 30 24 

SWE1 93.38 66.5 2,000 30 

DA2 37.29 36 860 24 

DA4 0.65 0.65 20 31 

DA5 0.81 0.81 20 25 

TE3 9.46 9.46 250 26 

TE3A 2.53 2.53 50 20 

TE4 1.5 0.42 40 95 

BT1 5.78 5.78 120 21 

BT2A 1.67 1.67 45 27 

BT2B 0.59 0.59 20 34 

BT2D 0.37 0.37 15 41 

BT3 19.86 10 270 27 

CH1 11.18 8.1 175 22 

CH2 15.91 3.4 150 44 

CH3 1.71 1.71 25 15 

CH4 1.17 1.17 25 21 

CH5 1.58 1.58 50 32 

CH6 0.72 0.22 10 45 

 


