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Statement of Common Ground 

 

This Statement of Common Ground is made between Torbay Council and Teignbridge 

District Council. 

 

This Statement of Common Ground confirms that, at Regulation 19 stage of the Teignbridge 

Local Plan to 2040, Torbay Council is satisfied that all issues raised in response to the 

Regulation 18 Local Plan (which was published in 3 parts) have been considered by 

Teignbridge District Council when preparing the Regulation 19 (Proposed Submission) Local 

Plan 2020 to 2040, as is set out in the below.  

 

David Edmondson, Divisional Director - Planning, Housing & Climate Emergency Place 

Directorate .on behalf of Torbay Council confirms that issued previously raised have been 

considered by Teignbridge District Council and that this SoCG represents an accurate 

position statement. 

 

 

 

 

 

 

  



Accommodating Torbay’s Unmet Need 

 
1.1. National Planning Guidance (NPPG - paragraph 012 Reference ID: 61-012-

20190315) sets out the need for authorities to work together to establish how any 

unmet housing need can be accommodated. 

 

1.2. Torbay Council has formally notified its neighbouring Housing Market Areas that it is 

unlikely to be able to accommodate all its housing need within its own boundaries. 

Under the Duty to Cooperate and current NPPF requirements, we are obliged to take 

this into account when establishing how many homes need to be planned for in 

Teignbridge. The request from Torbay Council is for Teignbridge to accommodate a 

proportion of this unmet need, with other authorities within the Plymouth and Exeter 

HMA’s presumably taking on a similar proportion of need.  

 

1.3. However, the most recent Written Ministerial Statement issued on 6 December 2022, 

draft amendments to the NPPF and Levelling Up and Regeneration Bill published on 

22 December 2022 have indicated that where there are ‘genuine’ constraints, this 

can be reflected in the housing requirement for the area.  Proposals in the Levelling 

Up and Regeneration Bill also abolish the current Duty to Cooperate. This could 

mean that the issue of needing to accommodate a proportion of unmet need from 

Torbay may not be relevant going forward. Nevertheless, this Statement cannot 

second guess the Government’s intentions with the planning system and therefore 

the following is written on the basis of dealing with the issue under current planning 

requirements.  

 

1.4. Since receiving formal notification of this issue, we have engaged actively in 

discussions with Torbay and surrounding authorities to address the situation. 

However, at the time of writing this Statement, these discussions had not resulted in 

any conclusions as to how many homes Torbay can accommodate or Teignbridge 

may be required to accommodate, nor any solution being agreed between all parties 

in both the Exeter and Plymouth housing market areas.  Torbay Council is updating 

its Local Plan (adopted in 2015) and is considering challenging the “standard 

method” for calculating housing need; whilst also noting changes in the draft NPPF 

and the likely availability of post Census demographic projections in 2023.  However, 

it is unlikely to be in a position to submit its Local Plan update to the Secretary of 

State until Autumn 2023.  

  

1.5. As referred to above, despite being able to identify sufficient land to meet our 

objectively assessed need (and buffers), the environmental constraints of the district 

mean that the majority of our proposed allocations are within sensitive locations, with 

potential to harm landscapes, the historic environment and ecological habitat without 

appropriate design and mitigation. These sites have been carefully selected from a 

wider pool of sites, and those which have been rejected are even more 

environmentally constrained. As such, any additional demand for housing sites 

placed on the district will result in more vulnerable locations being selected for 

development and means there will be a limit to how much unmet need Teignbridge 

will be able to accommodate. Any displacement of housing numbers from Torbay to 

Teignbridge deemed necessary to avoid harm in Torbay, therefore, needs to be 

balanced against the harm likely to occur as a result of further development in 

Teignbridge. Torbay Council’s Regulation 18 Housing Site Options Consultation 



(October 2022) acknowledges that it cannot ask neighbours to accommodate its 

unmet need on land with more significant constraints than sites within Torbay that it 

has rejected for development.   

 

1.6. In agreeing a solution, it is our view that more work needs to be undertaken to 

assess the following: 

 

• An objective review of Torbay’s HELAA to identify the potential of currently 

discounted sites. This could include a cross boundary assessment of 

discounted sites in neighbouring authorities to understand comparative levels 

of impact.   

• An objective assessment of how unmet housing need might be appropriately 

redistributed across the housing market areas, taking into account economic 

growth and employment opportunities across the sub-region, social ties, and 

how the displacement of indigenous housing need will affect the future 

prosperity of Torbay. This includes gaining an understanding of what 

proportion of housing need in Torbay originates from outside the Devon area, 

which may reasonably be distributed across the wider Exeter and Plymouth 

HMAs because there is no strong connection to being located specifically in 

the Torbay locality. 

1.7. It is hoped that such work will be undertaken in due course, and it is anticipated that 

further discussions will continue to take place until a solution can be agreed between 

all parties. Without this work being undertaken, it is not considered appropriate to 

identify any specific provision within the Teignbridge Local Plan, as this would be pre-

empting a much wider debate which will affect multiple communities and authorities. 

We believe that this issue can most appropriately be progressed as part of Torbay’s 

Local Plan preparation, with a formalised position being agreed through their 

Examination in Public.   

 

1.8. However, recognising that these discussions have the potential for some of Torbay's 

housing need to be met within Teignbridge in the future, the Council wishes to ensure 

that the Teignbridge Local Plan has a future-proofed position which results in minimal 

harm to the district’s environmental sensitivities and minimal impact on local 

infrastructure. The Teignbridge Local Plan therefore provides a contingency clause in 

Policy H1 which states that:   

 

“The Local Planning Authority will take action to enable the development of 

additional dwellings on unallocated (‘departure’) sites in sustainable locations... to 

accommodate an agreed proportionate level of unmet housing need identified in the 

review of the Torbay Local Plan if this is not already being met through oversupply 

from windfall development in excess of the trajectory targets and planned windfall 

allowance. The cumulative development arising from applications of this nature will 

not exceed the total amount of unmet need required.  

 

In such circumstances, development must:  

• Be consistent with the broad vision for development as set out in GP2 and 

satisfies all relevant policies of the plan; and  



• Not be subject to any significant site constraints such as biodiversity, flood 

risk, minerals, access, stability, contamination, landscape, infrastructure 

and heritage asset impacts that cannot be mitigated; and  

• Be closely related to a defined settlement limit; and  

• Be served by adequate road access and infrastructure provision, and 

have reasonable access to any local services by safe walking and cycling 

options; and  

• Not have an adverse effect on the integrity of a European wildlife site.”  

 

Agreed Outcomes 

 
The Duty to Cooperate outcomes agreed by all parties relevant to this statement to date 

are: 

• Torbay will work towards meeting all its housing need within Torbay through a 

strategy that focusses on brownfield regeneration but also brings forward greenfield 

development where these would be consistent with the presumption in favour of 

sustainable development (currently in paragraph 11 (a-b) of the NPPF). Teignbridge 

District Council will be supportive of Torbay when bidding for funding which supports 

this objective.   

• If, through the Torbay Local Plan preparation process, Torbay can clearly evidence 

and identify that it has an unmet housing need that is unable to be accommodated 

within Torbay, the relevant authorities will agree a mechanism for distributing this 

across the Plymouth and Exeter Housing Market areas and this will be addressed in 

future updates to the Teignbridge Local Plan. Teignbridge will future proof its Local 

Plan to ensure that an agreed proportion of unmet need can be delivered if 

determined through the Torbay Local Plan Examination in Public.  

 


