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1. Introduction 

1.1 These representations have been prepared on behalf of Bloor Homes (South West) Ltd. in 

response to Torbay Council (TC)’s Five Year Housing Supply draft Statement for Consultation 

(SfC) (July 2019), which assesses the Council’s five-year Housing Land Supply (HLS) position 

for the period April 2019 to March 2024. 

1.2 Bloor Homes control land to the north of Totnes Road, Collaton St Mary, which is allocated in the 

adopted Torbay Local Plan 2012-2030 (December 2015) for residential development as part of a 

Future Growth Area. In accordance with this allocation, an outline planning application for the 

construction of up to 100 dwellings was submitted in April 2019 and is currently awaiting 

determination by TC (Ref: P/2019/0281). 

1.3 Since the publication of the revised National Planning Policy Framework (NPPF) in July 2018, the 

UK Government has continued to introduce a range of measures aimed at significantly boosting 

the supply of new homes as part of a commitment by the Chancellor of the Exchequer in the 2017 

Budget to deliver 300,000 homes a year nationally by the mid-2020s.  

1.4 This followed the publication of a housing white paper ‘Fixing our broken housing market’ in 

February 2017, which concluded that there needed to be a step-change in the delivery of new 

housing in order to keep up both with population growth and to start to tackle years of under-

supply. 

1.5 Official data from the Department of Communities and Local Government (DCLG) also show that 

the ratio of average house prices to average earnings has more than doubled since 1998. This 

situation is also seen in Torbay, where the median house price were almost nine-times higher 

than median workplace incomes in 2018.  

1.6 A formal research report published by the Royal Town Planning Institute (RTPI) in October 2017 

examined the deliverability and affordability of housing within South-West England and found that 

the region was one of the least affordable areas in England1. Furthermore, the report found that 

unmet affordable housing need was greatest in Torbay and other seaside areas. 

                                                      
1 The Deliverability and Affordability of Housing in the South West of England, RTPI (October 2017) 
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2. Assessment of Housing Need 

2.1 The National Planning Policy Framework (NPPF) (July 2019 states that Local Planning Authorities 

should identify and update annually a supply of specific, deliverable sites to provide a minimum 

of five years’ worth of housing against their housing requirement set out in adopted strategic 

policies or against their local housing need where the strategic policies are more than five year 

old.  

Base Five-Year Housing Requirement 

Torbay Local Plan 2012-2030 (December 2015) 

2.2 At the time of publication of TC’s draft SfC on 5th July 2019, Planning Practice Guidance (PPG) 

in relation to housing and economic land availability assessments indicated that, where adopted 

strategic policies were less than five years old, Local Plan housing requirement figures should 

form the starting point for calculating a local authority’s five-year HLS figure (Ref. ID: 3-030-

20180913).  This is referenced at Paragraph 3.1 of the consultation statement. 

2.3 As explained at Paragraph 3.3 of the SfC the housing requirement is derived from Policies SS12 

and SS13 of the Local Plan (2012-2030) of 8,900 dwellings.  Over the plan period, this equates 

to a requirement of 494 dwellings per annum.  The Local Plan applies a ‘stepped’ housing 

trajectory and it is acknowledged that the appropriateness of this approach does not form part of 

this consultation.   

2.4 The assessment of HLS set out in the SfC is based on this position, that is, the quantitative 

requirements of the Local Plan.  As explained at Paragraph 1.1 of the SfC, this results in a housing 

land supply of 3.3 years. This is based upon a deliverable supply of 1,967 dwellings against a 

calculated housing need of 2,595 dwellings between April 2019 and March 2024.   A HLS of 

3.3years, as set out in the SfC, represents a worsening of the HLS position for the planning 

authority, resulting in a reduction from the 4.19 years identified within the 2017/18 land supply 

statement.  

2.5 It should be noted the SfC predates recent updates to the Planning Practice Guidance on 22 July 

2019. 

2.6 As the Torbay Local Plan was adopted in December 2015, the strategic policies of the adopted 

Torbay Local housing requirement set out within its strategic policies (Policies SS12 and SS13) 

can be used in an assessment of five-year HLS in accordance with NPPF Paragraph 73 until 

December 2020. After this point, the land supply position must be assessed against, the local 

housing need calculated using the standard method. 

2.7 Paragraph 33 of the NPPF states that Local Plans must be reviewed every five years, as 

acknowledged at Paragraph 7.3 of the SfC). In the case of Torbay, this means that the Local Plan 

should be reviewed by December 2020.  It goes on to state that this is not a requirement for the 

update to be completed within five years and, in this context, it is noted that the Council does not 

intend to commence the review of the evidence base for the Local Plan Review until the third 

quarter of 2019. 
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2.8 Therefore, in the interests of ‘future-proofing’ and ensuring that there is five-year supply of 

genuinely deliverable sites, it is considered that an assessment of ‘local housing need’ in 

accordance with NPPF Paragraph 73 (the standard method) for assessing housing need in 

England should, as a minimum, for part of the housing land supply calculation.  

Standard Method 

2.9 Accordingly, PPG originally published in February 2019 sets out that it is expected that the 

standard method will be used in calculating housing need and that any alternative methods will 

only be used in exceptional circumstances and will be more closely scrutinised at examination 

(Ref. ID: 2a-003-20190220). 

2.10 In terms of the standard method, PPG sets out a three-step process for assessing housing need 

(Ref. ID: 2a-004-20190220): 

Step 1: Setting the Baseline 

2.11 The starting point for assessing the base level of housing need is to calculate the projected, 

average annual household growth over ten consecutive years from the current year according to 

the 2014-based household projections initially published by the Office of National Statistics (ONS) 

in April 2013 and subsequently updated in January 2017. 

2.12 Accordingly, ONS data projects that the total number of households in Torbay would grow from 

62,466 (2019) to 67,178 (2029). This represents an increase of 4,712 new households within ten 

years, which equates to a projected, average annual increase of 471 households. 

Step 2: Affordability Adjustment Factor 

2.13 Due to the ongoing ‘housing crisis’ and the UK Government’s pledge to significantly boost the 

supply of new homes nationally, the next step is to make an adjustment to account of affordability 

within the local area. This is based upon the most recent median workplace-base affordability 

ratios published by ONS. 

2.14 No adjustment is applied where the ratio of median earnings compared to average house prices 

is 4 or below. For every 1% above an affordability ratio of 4, the average household growth figure 

is to be increased by a quarter of a percent. In detail, the formula for calculating the adjustment 

factor to be applied is reproduced below: 

 

2.15 In this regard, the most recent ONS data indicates an affordability ratio for Torbay of 8.80, which 

equates to an adjustment factor of 1.3.  

2.16 Applying an adjustment to the projected, annual growth in household formation (471 per annum) 

to account for existing affordability issues within Torbay yields a minimum, annual local housing 

need figure of 612 dwellings or 3,060 dwellings over the next five years. 

Figure 1: Standard Method Adjustment Factor Formula
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Step 3: Capping any Level of Increase 

2.17 PPG states that any increased levels of minimum housing need because of affordability issues 

should be capped at 40% above the housing requirement figure set out within strategic policies 

adopted within the last five years.  

2.18 Policies SS12 and SS13 of the adopted Torbay Local Plan set out a ‘stepped’ housing trajectory 

over the plan period, comprising: 

 400 dwellings per year for the period 2012/13 – 2016/17; 

 495 dwellings per year for the period 2017/18 – 2021/22; and 

 555 dwellings per year for the period 2022/23 – 2029/30. 

2.19 Applying a 40% cap to the Local Plan annual requirements between 2019 and 2024 yield 

maximum requirement figures of 693 dwellings and 777 dwellings per annum, respectively. These 

are substantially higher than the minimum annual requirement derived using the standard method, 

which indicates that the standard method calculation of 3,060 dwellings should be utilised. With 

a 5% buffer, this requirement over the next five-year period becomes 3,213 dwellings. 

2.20 Consequently, applying the Standard Method would result in a land supply position of 3.06 years 

(shortfall of 1,246 dwellings), compared with the current calculation which results in a shortfall of 

1,029 dwellings, (3.28 years).  

Shortfall and NPPF Buffer 

2.21 The shortfall of previous completions against the Local Plan requirement has been identified as 

271 dwellings. We agree with TC’s approach of dealing with the previous backlog of housing 

delivery within the next five-year period in line with the ‘Sedgefield method’ as advocated by PPG 

(Ref. ID: 3-042-2180913). It is also stated at Paragraph 3.5 of the SfC that the LPA “does not 

consider a buffer should be applied to the backlog, since this would be double counting unmet 

supply”.  

2.22 However, although in previous years it has been a matter of planning judgement as to whether 

the appropriate buffer should also be applied to an identified shortfall, PPG now unequivocally 

sets out that the buffer should be applied to both the base plan requirement and any previous 

deficit or shortfall, as reproduced below (Ref. ID: 68-031-20190722): 

 “The level of deficit or shortfall will need to be calculated from the base date of the 

adopted plan and should be added to the plan requirements for the next 5 year period 

(the Sedgefield approach), then the appropriate buffer should be applied.” 

2.23 Consequently, it is clear that the housing requirement to which a buffer should be applied includes 

both the base five-year Local Requirement of 2,595 dwellings, in addition to the shortfall of 271 

dwellings. This results in a total, base housing requirement of 2,866 dwellings. This is not the 

case with respect to the calculation of local housing need via the standard method, as the 

associated affordability adjustment is applied to take account of past under-delivery, as confirmed 

by PPG (Ref. ID: 2a-011-20190220). 
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2.24 With regard to selecting the appropriate buffer advocated within the NPPF to be applied to the 

five-year housing requirement, including shortfall, TC states within Footnote 2 of the SfC that it is 

“…not seeking to demonstrate a five year supply through an annual position statement and 

therefore that the 10% buffer in NPPF73 (c) [sic] does not apply.”  

2.25 The 10% buffer associated with the publication of an annual position statement is set out at NPPF 

Paragraph 73b. However, notwithstanding this minor typographical error, NPPF Paragraph 74 

clearly sets out that a five-year supply of deliverable housing sites can only be demonstrated 

where it has been established in a recently adopted plan or in a subsequent, annual position 

statement, which has been produced through engagement with developers and others who have 

an impact on delivery. There is also a requirement for such a statement to be considered by the 

Secretary of State. 

2.26 In this regard, Footnote 38 of the NPPF states that, for the purposes of Paragraphs 73b and 73, 

a plan will only be considered ‘recently adopted’ up to a maximum of 18 months following 

adoption. This is confirmed in PPG, which states that, for decision-taking purposes, a Local 

Authority can demonstrate a five-year HLS either by utilising the latest available evidence within 

a SHLAA, HELAA or AMR, or alternatively, by ‘confirming’ the HLS position via a recently adopted 

plan or subsequent annual position statement (Ref. ID: 68-004-20190722). 

2.27 The structure of the SfC, which is to be updated annually via engagement with local stakeholders, 

clearly indicates that the purpose of the statement is to ‘confirm’ TC’s HLS position and, as such, 

it should clearly be regarded as an annual position statement for the purposes of NPPF Paragraph 

74. Accordingly, a 10% buffer to the housing requirement is required in line with NPPF Paragraph 

73b. 

Total Five-Year Housing Requirement 

2.28 Consequently, with the application of a 10% buffer to the base five-year requirement of 2,866 

dwellings (including shortfall), the total five-year requirement is calculated to be 3,153 dwellings. 

Against the Council’s claimed deliverable supply of 1,967 dwellings, the HLS position would 

therefore fall to 3.12 years, a deficit of 1,186 dwellings. 

2.29 When assessed against an assessment of local housing need based on the standard method 

(3,060 dwellings), the total five-year requirement with a 10% buffer becomes 3,366 dwellings, 

which equates to a HLS of 2.92 years, a deficit of 1,399 dwellings. 
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3. Assessment of Deliverable Supply 

3.1 The housing trajectory concerning sites within Box A of Appendix 1 to the SfC, that is, sites with 

full planning permission for the delivery of more than 10 dwellings within five years, is generally 

considered to be robust. We therefore make no comments in relation to these sites, which are 

considered to be deliverable. 

3.2 In relation to sites within Box B of Appendix 1, that is, allocations and other sites with 

‘demonstrated intent’, Annex 2 to the NPPF provides for when a site is to be regarded as 

genuinely deliverable. Accordingly, sites for housing should be available now, offer a suitable 

location for development now and be achievable with a realistic prospect that housing will be 

delivered on the site within five years. Furthermore, sites with outline planning permission, 

permission in principle, allocated in the development plan or identified on a brownfield register 

should only be considered developable where there is clear evidence that housing completions 

will begin on site within five years. 

3.3 In allowing a planning appeal September 2018 in relation to the construction of 49 dwellings on 

land on the east side of Green Road, Woolpit, a Planning Inspector concluded that the “…onus is 

on the Council to provide the clear evidence that… (even sites with outline planning permission) 

would start to provide housing completions within 5 years” (Appeal Ref: 

APP/W3520/W/18/3194926).   

3.4 Additionally, PPG states that ‘robust, up to date evidence’ should be available to determine 

whether a site is deliverable (Ref. ID: 68-007-20190722). The following sites will require further 

evidence before they can be considered deliverable, namely sites that: 

 Have outline planning permission for major development; 

 Are allocated within the development plan; 

 Have a grant of permission, in principle; or 

 Are identified on the brownfield register. 

Torbay Five Year Housing Supply 2019 Housing Trajectory 

3.5 In assessing TC’s housing trajectory, we therefore make the following, site-specific comments. 

Additional comments in relation to Land North of Totnes Road (Bloor Homes) are made later 

within this Section. 

Hatchcombe Lane – 50 dwellings 

3.6 As noted with TC’s trajectory, a planning application for the construction of 50 dwellings at the 

site was previously permitted in September 2011 but expired in September 2014 (Ref: 

P/2010/0452). There has been no significant progress regarding delivery of the site, which is 

allocated in the Torbay Neighbourhood Plan, in the intervening five years.  

3.7 Reference is made within the trajectory to pre-application discussions taking place in 2019. 

However, there is no further evidence to clearly demonstrate that the site will be delivered within 

five years, while the length of time since the expiry of the previous permission raises significant 

concerns regarding the site’s deliverability. 
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3.8 It is therefore considered that, in the absence of robust evidence, the site should be removed from 

the housing trajectory. 

Palace Hotel, Babbacombe Road – 38 dwellings 

Conway Court – 14 dwellings 

Westhill Garage – 15 dwellings 

St Kildas – 12 dwellings 

3.9 Each of the above sites are allocated within their respective Neighbourhood Planning Area 

Neighbourhood Plans and are described within the SfC as have been subject to ‘pre-application 

discussions’. No further evidence is provided that clearly and robustly demonstrates that these 

sites will be delivered in five years in accordance with the criteria set out within the NPPF and 

PPG. 

3.10 Consequently, it is considered that a total of 79 dwellings from the above sites should be removed 

from the housing trajectory. 

Minor Planning Permissions 

3.11 Paragraphs 67 and 73 of the NPPF clearly set out that Local Authorities should identify a ‘specific, 

deliverable’ sites sufficient to provide a minimum of either their five-year requirement or against 

their local housing need. This was reinforced as a requirement in the Woolpit appeal decision. 

3.12 Box C of Appendix 1 indicates a contribution of 298 dwellings from sites defined as ‘minor sites’ 

with full planning permissions. However, these sites are not individually identified.  

3.13 Annex 2 to the NPPF states that sites with detailed planning permission should be considered 

deliverable until permission expires, unless there is “…clear evidence that homes will not be 

delivered within five years…” due to, for example, concerns regarding viability, demand and long-

term phasing plans. Consequently, although these sites may have be subject to detailed planning 

permissions, it is not possible to investigate further and confirm the deliverability of these sites 

until they are individually specified. 

Final Assessment of Housing Land Supply 

3.14 Following the above critique of the SfC housing trajectory, it is considered that there is insufficient 

evidence, in accordance with the NPPF and NPPF, to conclude that sites for a combined total of 

129 dwellings would have a realistic prospect of being developed and should be omitted from the 

Council’s trajectory. This would result in a five-year deliverable supply of 1,838 dwellings. 

3.15 Utilising the Torbay Local Plan’s base housing requirement of 2,866 dwellings (including shortfall), 

there would therefore be a final five-year HLS of between 3.05 and 2.92 years based on either 

a 5% or 10% buffer, respectively. 

3.16 Alternatively, in the interests of ‘future-proofing’ and ensuring that there is five-year supply of 

genuinely deliverable sites, if the standard method is used to calculate local housing need (3,060 

dwellings), then there would be a five-year HLS of between 2.86 and 2.73 years based on either 

a 5% or 10% buffer, respectively. 
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3.17 These various assessment calculations and scenarios are summarised at Appendix 1 of these 

representations. 
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4. Land North of Totnes Road, Collaton St Mary 

4.1 As stated previously, an outline planning application for the construction of up to 100 dwellings 

was submitted in April 2019 and is currently awaiting determination by TC (Ref: 

P/2019/0281/MOA). Within the SfC, the site is included as making a contribution of 55 dwellings 

to the Council’s five-year HLS based upon the adopted Collaton St Mary Masterplan figure. 

4.2 However, the Masterplan did not set a capacity figure for this site.  The purpose of this document, 

which did not benefit from detailed technical studies, was to identify how development could be 

brought forward.  It was not subject to any detailed capacity analysis unlike the current outline 

planning application submission.  

4.3 As set out in the supporting information to the application, the development proposal fully accords 

with the Development Plan (Adopted Local Plan and Neighbourhood Plan).  The proposal aims 

to provide a mix of housing to meet the Council’s needs, whilst addressing the provision of 

transport and other infrastructure requirements without causing any significant landscape harm 

to the existing site and surrounding area.     

4.4 In terms of the status of the application, Bloor Homes are in negotiations with the Council 

regarding a range of matters, however, they are hopeful that agreement can be reached and that 

a positive determination can be within the next three months.  If a consent can be secured within 

this timeframe, Bloor Homes would look to conclude any legal agreements quickly.  It is their 

development could commence, following the necessary Reserved Matters submission, 

comfortably within the next five years. 

4.5 Consequently, if the application is approved, then it is considered that the site can make an 

additional contribution of 45 dwellings to the Council’s housing trajectory. This can be robustly 

evidenced by the long-term interest in the site by a national housebuilder, which includes 

continuous Local Plan promotion for the past several years.  

4.6 Indeed, given the foregoing analysis, it is clear that there is a need to determine the application 

positively in order that it can help address the failing housing land supply position that is prevalent 

within Torbay.  It is incumbent on the Local Planning Authority to work with developers such as 

Bloor Homes in order to bring sites such as Land North of Totnes Road forward.  By doing so, it 

will allow the Council to help address the issue of affordability and housing provision that it is 

clearly facing. 

4.7 Conversely, if TC refuses the application, then it cannot be reasonably assumed that the site will 

deliver 55 dwellings within five years. It is therefore in the interests of the Council to proceed to 

determine the application positively and expediently in order to maximise the site’s contribution 

towards the five-year HLS. 
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5. Summary and Conclusion 

5.1 These representations have been prepared on behalf of Bloor Homes (South West) Ltd in 

response to Torbay Council’s Five Year Housing Supply draft Statement for Consultation (July 

2019), which assesses the Council’s five-year Housing Land Supply position for the period April 

2019 to March 2024. 

5.2 An outline planning application for the construction of up to 100 dwellings on land north of Totnes 

Road, Collaton St Mary, was submitted on behalf of Bloor Homes in April 2019 and is currently 

awaiting determination by TC (Ref: P/2019/0281). 

5.3 PPG now unequivocally sets out that the buffer should be applied to both the base plan 

requirement and any previous deficit or shortfall. This results in a total, base housing requirement 

of 2,866 dwellings, to which the appropriate buffer should be applied. Consequently, even with 

the utilisation of a 5% buffer and without critiquing the Council’s claimed deliverable supply results 

in a five-year HLS of 3.27 years.  

5.4 It is considered that there is insufficient evidence, in accordance with the NPPF and NPPF, to 

indicate that sites for a combined total of 129 dwellings have a realistic prospect of being 

developed and should be omitted from the Council’s trajectory. This would result in a five-year 

deliverable supply of 1,838 dwellings. 

5.5 The structure of the SfC, which is to be updated annually via engagement with local stakeholders, 

clearly indicates that the purpose of the statement is to ‘confirm’ TC’s HLS position and, as such, 

it should clearly be regarded as an annual position statement for the purposes of NPPF Paragraph 

74. Accordingly, a 10% buffer to the housing requirement is required in line with NPPF Paragraph 

73b. Conversely, should the Council continue to utilise a 5% buffer, then it is considered the SfC 

cannot be considered an annual position statement and therefore, cannot be relied upon to 

demonstrate its five-year HLS position. 

5.6 Consequently, utilising the Torbay Local Plan’s base housing requirement of 2,866 dwellings, 

there would therefore be a final five-year HLS of 2.91 years. 

5.7 After December 2020, TC will be required by national planning policy to utilise the standard 

method in calculating its level of housing need and consequently, its five-year HLS. Accordingly, 

in the interests of ‘future-proofing’ and ensuring that there is five-year supply of genuinely 

deliverable sites to boost the supply of new housing to tackle issues of affordability in Torbay, if 

the standard method is used to calculate local housing need (3,060 dwellings), then there would 

be a five-year HLS of 2.73 years. 

5.8 Given the allocated status of this site, it is in the interests of the Council to proceed to determine 

the applications such as Land North of Totnes Road positively and expediently in order to 

maximise the site’s contribution towards the five-year HLS. This pragmatic approach will be of 

even greater importance in the context of the necessary uplift that will arise once the standard 

method becomes the benchmark for assessing Torbay’s HLS following December 2020. 
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Appendix 1: Torbay Five-Year Housing Land Supply Assessment Scenarios 

Table 1: Torbay Local Plan Housing Requirement +5% Buffer 
A  Housing Requirement 2012/13 to 2018/19  2,990

B  Completions 2012/13 to 2018/19  2,719

C  Shortfall (A‐B)  271

D  Baseline 5yr requirement 2019/20 to 2023/24 (+C)  2,866

E  5% buffer (D x 0.05)  143

F  Total five year requirement (D+E)  3,009

G  5yr annualised requirement (G/5)  602

H  Total deliverable supply  1,838

I  Years’ Supply (H/G)  3.05
J  5 Year Deficit (F‐H)  1,171

 

Table 3: Standard Method Local Housing Need +5% Buffer 
A  Housing Requirement 2012/13 to 2018/19  2,990

B  Completions 2012/13 to 2018/19  2,719

C  Shortfall (A‐B)  271

D  Average annual LHN 2019/20 to 2023/24  471

E  Min. annual LHN with affordability adjustment  612

F  5yr LHN (E x 5)  3,060

H  5% buffer (F x 0.05)  153

I  Total five year requirement (F+H)  3,213

J  5yr annualised requirement (I/5)  643

K  Total deliverable supply  1,838

L  Year Supply (J/K)  2.86
M  5 Year Deficit (I‐K)  1,375

Table 2: Torbay Local Plan Housing Requirement +10% Buffer 
A Housing Requirement 2012/13 to 2018/19  2,990

B  Completions 2012/13 to 2018/19  2,719

C  Shortfall (A‐B)  271

D Baseline 5yr requirement 2019/20 to 2023/24 (+C)  2,866

E  10% buffer (D x 0.1)  287

F  Total five year requirement (D+F)  3,153

G 5yr annualised requirement (G/5)  631

H Total deliverable supply  1,838

I  Years’ Supply (H/G)  2.91
J  5 Year Deficit (F‐H)  1,315

 

Table 4: Standard Method Local Housing Need +10% Buffer 
A  Housing Requirement 2012/13 to 2018/19  2,990

B  Completions 2012/13 to 2018/19  2,719

C  Shortfall (A‐B)  271

D  Average annual LHN 2019/20 to 2023/24  471

E  Min. annual LHN with affordability adjustment  612

F  5yr LHN (E x 5)  3,060

H  10% buffer (F x 0.1)  306

I  Total five year requirement (F+H)  3,366

J  5yr annualised requirement (I/5)  673

K  Total deliverable supply  1,838

L  Year Supply (J/K)  2.73
M 5 Year Deficit (I‐K)  1,528
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