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Dear Sir or Madam 

TEIGNBRIDGE DISTRICT COUNCIL LOCAL PLAN 2013-2033 EXAMINATION 
REPRESENTATIONS ON BEHALF OF INOX GROUP – MATTER 5: HOUSING 

In advance of the examination hearings please find set out below additional representations made on 
behalf of my client, Inox Group. Previous representations were made in December 2012, these will be 
referred to and are attached at Appendix 1. 

These representations are set out in two parts; firstly we will set out the context that in which they are 
made, with reference to my client’s interest at Higher Woodway Road, Teignmouth, and the progress that 
has been made with the application for development on the site since the previous representations were 
made. Secondly we set out our response to some of the topics covered in the Inspectors questions for 
Matter 5: Housing.  

Higher Woodway Road, Teignmouth 

Since the previous round of consultation took place significant progress has been made with the planning 
application for Land at Higher Woodway Road, which will be submitted imminently.  

Landscape 

A detailed Landscape and Visual Assessment was undertaken by Floyd Matcham Landscape Architects in 
July 2013. This outlines that the site lies outside and does not adjoin any areas of landscape that have 
statutory protection. In the Teignbridge Local Plan (adopted 1996), the application site was located within 
two overlapping countryside/landscape protection policies namely ENV2 the Devon Coastal Preservation 
Area (CPA) and ENV3 the Devon Area of Great Landscape Value (AGLV).  In the current submitted 
Teignbridge Local Plan 2013-2033 the two overlapping policies have been simplified by the withdrawal of 
AGLV policy north of Teignmouth leaving proposed Policy EN2 (now described as Undeveloped Coast) 
extending across most of the countryside around Teignmouth. 

The landscape context of the site has been the main consideration when designing the scheme for the site. 
Development on the Inox site will respect the local landscape and would not extend beyond the 165m 
(approximately) contour line on the western part of the site. The northern, higher part of the site will be 
provided as a conservation area incorporating appropriate planting.  

The LVA concludes that the scheme will accommodate development within the natural framework of the 
site and will not adversely affect the ridgeline across the open land to the north, and will provide adequate 
landscape mitigation in the form of additional planting behind the developed areas. Therefore the scheme 
would not cause any detrimental landscape or visual effects. 
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Ecology 

A number of ecological surveys have been carried out on the site by Green Lane Ecology. The reports 
found that no protected species, including Cirl Buntings, were present on site, so it is reasonable to 
conclude that there will be no effect on protected species. 

A mitigation strategy report has also been prepared, which concludes that once established the proposed 
mitigation and biodiversity enhancements of the site will increase the biodiversity in the long term and will 
also have the potential to attract new species to the area. The enhancements will increase the number 
habitats currently present on site. 

Green Infrastructure 

Having been landscape led from the outset the masterplan for the scheme also provides improvement to 
the green infrastructure in the area. Significant woodland planting is provided, along with a focal green 
space and play area within the development. A conservation area or potential allotments are also provided 
in the field to the north, and a safe pedestrian access links the site to the existing coastal footpath. 

Pre-Application Public Consultation 

Community responses have been generally supportive of the proposals and there is a clear recognition 
from the local community of the need for affordable housing in Teignmouth. Some residents have raised 
concerns over increased traffic generation. The landscape and ecological approach to the scheme is 
supported by the majority of respondents. 

Inspectors Questions – Matter 5: Housing 

Level of housing 

Our previous representations set out our views in detail on the level of housing proposed within Policy S4 – 
Land for New Homes. We do not agree with the 620 dwellings per annum proposed, and believe that the 
Preferred Options figure of 740 dwellings per annum reflects a more robust and positively prepared level of 
housing, in line with the requirements of the National Planning Policy Framework.  

Please see the Local Plan Representations section of Appendix 1 for further details. 

Distribution of housing 

Teignmouth is the second largest in Teignbridge and is well connected to the larger settlements of Exeter, 
Newton Abbot and Torquay. It has good access to public transport, employment opportunities and 
community facilities and services. It is therefore a sustainable location for growth, which is recognised in 
Policy S4 which allocates 5% of growth over the plan period to Teignmouth. 

The average annual requirement for the whole district is set out in Policy S4. This is 620 dwellings per 
annum, which gives a total of 12,400 over the plan period. As Policy S4 allocates 5% of this growth to 
Teignmouth, this gives a figure of 620 dwellings for the town. However Policy S18 only allocates 340 
dwellings to Teignmouth, which is not in accordance with the earlier strategic policy, falling short by some 
280 dwellings. 

As set out earlier in these representations, and in previous representations, we believe that the overall level 
of housing proposed should return to the level set out in the Preferred Options Local Plan, that being 740 
dwellings per annum. Using this higher annual requirement this would give an overall total for the district of 
14,800 for the whole plan period, with 740 dwellings to be built in Teignmouth. 
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There is a significant discrepancy between the level of housing proposed in Policies S4 and S18 which the 
Council need to address to make the Plan sound. 

Further sites will need to be allocated to address this discrepancy and as set out in our previous 
representations we believe that the site to the east of Higher Woodway Road offers an opportunity for a 
highly sustainable development providing much needed new open market and affordable homes. The site 
is available and deliverable within the next five years and would therefore make a valuable contribution to 
meeting the housing need in Teignmouth, and the requirements of the NPPF in terms of the supply of new 
housing.   

Housing trajectory 

Policy WE1 sets out that if provision of market or affordable housing falls more than two years behind target 
levels then action will be taken to encourage the development of additional dwellings in strategically 
appropriate locations. There is a current shortfall in housing land supply, of approximately 1.2 years, as set 
out in Appendix 2, based on a requirement of 620 as set out in current version of the Local Plan. We have 
not investigated the Council’s claimed supply, which could result in a lower land supply position. 

If the housing requirement reverted back to the Preferred Options level of 740 this would result in a shortfall 
of 1.8 years. This figure is clearly very close to the threshold for the release of other sites being necessary; 
in fact if only 150 out of the 2,800 units claimed deliverable supply were to be delayed then this would result 
in a 2 year shortfall of housing land, when compared to the higher requirement.  

For this reason we believe the Council should allocate further sites for development. Our client’s site at 
Higher Woodway Road is available and developable within the next five years, and therefore would be able 
to make a positive contribution to the land supply position in the district. 

Flexibility 

As set out in our previous representations we have concerns as to how the emerging Local Plan proposes 
to deal with the NPPF requirement for adding a buffer onto the housing requirement. We support the Local 
Plan’s acknowledgement that in the case of Teignbridge this should be an additional 20% (rather than 5%) 
but we have grave concerns as to how the Plan attempts to deal with this matter as set out in paragraphs 
2.15 and 2.16. This does not provide a robust approach as required by the NPPF and offers little in the way 
of certainty that the additional 20% will be delivered. We consider that the additional 20% should be added 
to the five year requirement and its delivery should be transparent and robust.  

We also believe that the requirement should be expressed as a minimum. This would provide flexibility, 
avoid an unnecessarily constrained supply and, in our opinion, be in accordance with the thrust of the 
NPPF. 

Conclusions 

Whilst we generally support the emerging Local Plan, as currently drafted, we do not believe that the it 
meets the requirements of being positively prepared, justified or in accordance with national policy with 
respect to the supply and delivery of new housing. We therefore request that the changes set out below are 
incorporated into the Plan: 

• The level of housing proposed should revert back to the 740 dwellings per annum proposed in the
Proposed Options version of the Local Plan.
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• The number of dwellings allocated to Teignmouth in Policy S18 should correspond to the number of
dwellings proposed for the town in Policy S4. This would equate to 620 dwellings should the
requirement remain the same, or 740 dwellings if the Preferred Options requirement is reinstated.

• Our client’s site at Higher Woodway Road should be allocated for development within the Local
Plan. The site is available and deliverable within the next five years, and represents an opportunity
to provide a sustainable development that respects the local biodiversity and landscape character
of the area.

We welcome the opportunity to discuss the matters raised in these representations further at the Local Plan 
enquiry, to enable the preparation of a sound Local Plan for Teignbridge. 

I would be grateful if you could acknowledge receipt of this correspondence and confirm that 
representations are duly made. 

Yours sincerely 

Alistair Macdonald 
Associate Director 

CC:  Mr R Saltmarsh, Inox Group 



Appendix 1 – Previous representations submitted on behalf of Inox Group 
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Dear Sir/Madam 

PROPOSED SUBMISSION TEIGNBRIDGE LOCAL PLAN 2013 – 2033 
REPRESENTATIONS ON BEHALF OF INOX GROUP. 

Thank you for the opportunity to comment on the Proposed Submission version of the Teignbridge Local 
Plan. I have pleasure in setting out below representations made on behalf of my client, Inox Group. These 
are set out in two parts; firstly we set out the context in which they are made with reference to my client’s 
interest at Higher Woodway Road, Teignmouth and, secondly, we set out our specific representations on 
the Local Plan. 

Context 

Inox controls land to the east of Higher Woodway Road which is a site that has been the subject of recent 
and positive pre-application discussions with District Council Officers. The site has an area of 
approximately 6.7ha and is identified on the attached location plan. Inox intend to continue the dialogue 
with officers on this site including the potential for an outline planning application in the New Year. The 
approach that has been adopted for the site has been informed by detailed landscape and visual impact 
surveys which have confirmed that development is acceptable in landscape terms. The site has also been 
subject to ecological surveys which have confirmed that there are no ecological issues that would prevent it 
coming forward for development. These surveys are summarised below. 

Landscape and Visual Assessment 

A Landscape and Visual Assessment (LVA) was undertaken in September 2011 by Floyd Matcham 
Associates for the purposes of informing and supporting an outline planning application on the site. The 
LVA notes that the site is not within any areas of landscape that have statutory protection, namely  National 
Parks or Areas of Outstanding Natural Beauty. It is, however, within two local designations, these being the 
Devon Area of Great Landscape Value and the Devon Coastal Preservation Area. The LVA notes that the 
site is on the south side of a spur which forms a localised ridgeline and therefore that the site relates to the 
landscape of Teignmouth rather than Dawlish. 

We have considered the landscape context of the Inox site alongside the land to the west (and lying to the 
east of Breakneck Hill and south of Halcombe Down Cross) along with the proposed allocation (TE3) at 
West of Higher Exeter Road. In this context, we believe that the Inox site offers the potential for a first 
phase of development that provides a more comprehensive approach to the northern edge of Teignmouth 
in the future.  

Our ref: INOA2004 
Your ref:  
E:  
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Development on the Inox site would respect the local landscape and would not extend beyond the 165m 
(approximately) contour line on the western part of the site. The northern, higher part of the site would be 
provided as a conservation area incorporating appropriate planting. Development to the west of the Inox 
site could come forward as a second phase of development in this locality, most likely in the five to ten year 
period. 

Ecology 

The Inox site has been subject to numerous ecological surveys by Green Lane Ecology. These include: 

• Extended Phase 1 Habitat Survey
• Dormouse Survey
• Bat Survey
• Breeding Bird Survey

These surveys have confirmed that, subject to appropriate mitigation and protection, development on the 
site will have no significant impact on ecological interests. 

Highways and Access 

Inox have had detailed discussions with Devon County Council as Highways Authority. Officers have 
confirmed that they are happy with the proposed means of access to the site which involves a new access 
to the north of Hazel Close. 

Affordable Housing 

Inox are in advanced discussions with a registered housing provider (RP), who has expressed a strong 
interest to work in partnership to deliver affordable housing on the site. This partnership approach will 
ensure that affordable housing is delivered alongside the open market housing and will provide for a 
sustainable, inclusive and mixed community. To further ensure housing need is met, discussions will take 
place with the affordable housing team at Teignbridge Council prior to the submission of any future 
application. 

Conclusions on Site Suitability 

From the extensive evaluation work undertaken to date and discussions with officers, we believe that the 
site to the east of Higher Woodway Road offers a deliverable and availability opportunity for a highly 
sustainable development providing new much needed open market and affordable homes. The site is 
available and deliverable within the next five years and would therefore make a valuable contribution to 
meeting requirements of the National Planning Policy Framework in terms of the supply of new housing.   

Local Plan Representations 

Inox are, in general, supportive of the approach of the Local Plan. There are, however, a number of specific 
issues and concerns that we have and these are set out below on a policy by policy basis. 
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Policy S1A – Presumption in Favour of Sustainable Development 

We strongly welcome the inclusion of this new policy (and its supporting text at paragraph 2.1) in 
accordance with the requirements of the National Planning Policy Framework (NPPF). We believe, 
however, that it could be further improved in terms of clarity by reference in the supporting text to paragraph 
49 of the NPPF which states: 

“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.” 

Policy S4 – Land for New Homes 

 Whilst welcoming the desire in the emerging Local Plan to “increase the rate of new house building”, we 
are concerned that the policy and its supporting text do not, as currently drafted, adequately reflect the 
requirements of the NPPF in terms of “significantly boosting” the supply of new homes. In particular, we are 
concerned that the requirement for an average of 620 dwellings per annum during the plan period will not 
meet the objectively assessed needs of the District. 

We note that the previous Preferred Options version of the Local Plan was published in the Spring of this 
year and included a requirement for 740 dwelling per annum over the plan period. This was based on the 
Strategic Housing Market Assessment (2007 and 2010) which is acknowledged to be the appropriate basis 
for calculating need. As confirmed at paragraph 2.11 of the draft Local Plan, the Council reviewed its SHMA 
in 2012 because of “significant changes in the housing market since the earlier assessments...”  No 
indication or explanation is given as to why this review did not take place in time to inform the Preferred 
Options draft  which was consulted upon only a matter of months previously. 

We also note that the final version of the emerging Regional Strategy for the South West proposed a figure 
of 798 dwellings per annum for the District. Whilst we acknowledge that this figure and its evidence base is 
now somewhat dated, it remains the latest independently examined figure and the proposed reduction to 
620 dwellings represents a significant reduction that, in our view, is unjustified 

We have reviewed the revised SHMA (May 2012), including its attempted justification for reducing the 
requirement to 620 dwellings per annum. Paragraph 24 of that document states that there have been “huge 
changes” in the economy and the housing market since 2007 which is presumably a reference to the 
recessionary years. The SHMA therefore seeks to update indicators to identify the impact of these changes 
and therefore justify the reduction in the housing requirement. Two key indicators are suggested to be 
housing affordability and migration. 

We are concerned that this is not a robust basis for reducing the housing requirement. The economic 
downturn was well known when the SHMA was reviewed in 2010 and it was not considered necessary to 
reduce the requirements at that time or for the preparation of the Preferred Options document. Likewise, 
issues of affordability and migration may well be a consequence of the District not providing an adequate 
supply of new homes historically. The latter is partially acknowledged at paragraph 38 of the SHMA. We 
consider therefore that the reduction in numbers is not justified and suggests that the Local Plan is planning 
for continuing recession rather than delivering the significant boost in housing as required by the NPPF. 

Whilst we appreciate that, at a political level, a lower housing requirement may be considered by some 
Members to be preferable, we re-iterate that it must be based on the full objectively assessed need of the 
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District. Otherwise, the Local Plan cannot be considered to be robust, accord with National Policy and, 
ultimately, be found sound. 

We also have concerns as to how the emerging Local Plan proposes to deal with the NPPF requirement for 
adding a buffer onto the housing requirement. We support the Local Plan’s acknowledgement that in the 
case of Teignbridge this should be an additional 20% (rather than 5%) but we have grave concerns as to 
how the Plan attempts to deal with this matter as set out in paragraphs 2.15 and 2.16. This does not 
provide a robust approach as required by the NPPF and offers little in the way of certainty that the 
additional 20% will be delivered. We consider that the additional 20% should be added to the five year 
requirement and its delivery should be transparent and robust.  

Finally in respect of policy S4, we believe that the requirement should be expressed as a minima. This 
would provide flexibility, avoid an unnecessary constrained supply and, in our opinion, be in accordance 
with the thrust of the NPPF. 

Conclusions and Changes Sought 

For the reasons set out above, we are concerned that as written Policy S4 is not positively prepared, is not 
justified and is not consistent with National policy. 

We consider that this could be rectified through the following minor amendments: 

• That the requirement for new dwellings during the plan period reverts back to 740 dwellings per
annum

• That this requirement be expressed as a minimum rather than an absolute
• That the 20% buffer be added to this requirement.

Policy S18 - Teignmouth 

We broadly support policy S18 of the emerging Local Plan however, consistent with our position on policy 
S4 (housing numbers) and the promotion of the Higher Woodway Road site, we would request that criterion 
(a) be amended to read “at least 400 new homes”. 

Policy S21A - Settlement Limits 

Whilst we note that this is a new policy, we believe that minor rewording to refer to the fact that 
development immediately adjoining the Settlement Limit may also be appropriate will add much needed 
flexibility and accord with the presumption in favour of sustainable development.

Page 124, Paragraph 12.1 onwards 

Consistent with our other objections to the emerging Local Plan, we request the inclusion of a new policy 
allocating the site to the east of Higher Woodway Road, Teignmouth. This site is available, deliverable and 
achievable and has the ability to deliver early in the Plan period thus assisting with the five year supply of 
housing land. We respectfully suggest the following wording as being appropriate: 

NEW POLICY TE(?) 

A site of 6.7ha is allocated for development to the east of Higher Woodway Road for residential 
development including: 
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a) Delivery of approximately 40 homes with a target of 25% affordable homes;
b) A high quality sustainable development, that is well designed and laid out and makes effective use

of land, whilst respecting the character of the area
c) Protection of any important hedgerows, provision of open space and a landscape led design

approach which recognises the topography of the local area.
d) Sustainable Urban Drainage Systems (SUDS) and renewable energy technology should be

incorporated where possible.

This will also entail consequential changes to the Settlement Limits shown on the Proposal Map. 

Conclusions 

Whilst we generally support the emerging Local Plan, as currently drafted, we do not believe that the it 
meets the requirements of being positively prepared, justified or in accordance with national policy with 
respect to the supply and delivery of new housing. We therefore request that the changes set out above are 
incorporated into the Plan. 

Please also note that Inox Group wish to appear at the Examination to present their case should this be 
necessary.  

Finally, I would be grateful if you could acknowledge safe receipt of this correspondence and confirmation 
that the representations are duly made. 

Yours sincerely 

Alistair Macdonald 
Associate Director 

CC: Mr. R. Saltmarsh, Inox Group 



 

 

 

Appendix 2 – Turley Associates Five Year Land Supply Calculations 



 

 

Five Year Land Supply Compared to Emerging Local Plan Requirement 

 

Annual Requirement 620 

5 year requirement 2012-2017 3,100 

NPPF Buffer (20%) 620 

Revised 5 year requirement 3,720 

Revised annual requirement 744 

Net additions 2012-17 2,807 

Housing Land Supply  3.8 years 

 

 

Five Year Land Supply Compared to Preferred Options Local Plan Requirement 

 

Annual Requirement 740 

5 year requirement 2012-2017 3,700 

NPPF Buffer (20%) 740 

Revised 5 year requirement 4,440 

Revised annual requirement 888 

Net additions 2012-17 2,807 

Housing Land Supply  3.2 years 
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