PCL

Our Ref DS/S])S/1771
Date 21st October 2019 PLANNING

PCL Planning Ltd

Dan Janota MRTPI

Head of Forward Planning and Economy
Dartmoor National Park Authority

Parke

Bovey Tracey

TQ13 91Q

Dear Dan,
DARTMOOR LOCAL PLAN 2018-2033

In relation to the current regulation 19 consultation that is being carried out by
the Council, and on behalf of our clients Dean Court Business Partnership we
are, in broad terms, supportive of the attempts that the National Park Authority
are making to grapple with the need to provide for meeting the social, housing
and economic needs of the National Park.

We do wish to highlight the importance of Government policy that should guide
how those needs are addressed. In particular the policy that:

'‘Great weight should be given to conserving and enhancing landscape and
scenic beauty in National parks,” (NPPF, paragraph 172).

This matter (the ‘172’ policy) has, importantly, been raised by the Inspector’s
dealing with the adjacent Plymouth and South West Devon Joint Local Plan (JLP,
please see their post hearing advice note EXC15, copy attached). Those
Inspectors have, where possible, sought to protect against visual impacts upon
the South AONB.

It is inevitable, when making provision for community needs within the National
Park boundaries, that there is likely to be some detrimental impact upon the
landscape and recreational opportunities that the National Park designation
seeks to protect (NPPF, paragraph 172 c). We consider that it is important that
the plan making process takes the opportunity to minimise those detrimental
impacts, where possible.

Bearing that imperative in mind it's worthwhile considering the proposed
settlement strategy of the plan.



The settlement strategy seeks to accommodate development in the larger
settlements within the plan area. We consider that this is appropriate. Of those
settlements it is those that lie closest to the A38 corridor that generally offer
some of the lowest qualities in terms of landscape, compared with the rest of
the National Park. This is fortuitous, and enables homes to be located, where
services are greatest, where job opportunities are greatest, and where
sustainable transport connections to higher order settlements (that inevitably lie
outside the DNP boundary) are best. As a settlement Buckfastleigh is probably
THE settlement that provides the greatest employment opportunities for DNP
residents and has the best connectivity to higher order settlements (via
sustainable modes). We therefore consider that there is a strong case to provide
increased housing numbers at Buckfastleigh, over and above the level proposed
in the first draft plan).

We also consider that it’s important to also undertake the exercise undertaken
by the Inspectors considering that JLP - that is to review the allocations and
commitments that affect the AONB [National Park in this case]. In accordance
with Government policy it is imperative to seek to minimise the detrimental
impact of proposals upon the landscape and recreational virtues of the National
Park. In our opinion, at Buckfastleigh, there is a clear opportunity to achieve
this. Existing allocations have, to date, failed to come forward and are located
in visually intrusive locations that are poorly related to jobs and services both in
the town and wider afield and are only accessible via constrained road
connections. Proposals 7.6 of the first draft review is, in our opinion, a site that
suffers from these criticisms.

On behalf of our clients (Dean Court Business Partnership) we have proposed
(via the Development Brief document dated August 2018 that is attached) the
allocation of land to the rear of Timbers Road, Buckfastleigh. As that document
demonstrates this site is:

e Not visually intrusive
Well located in relation to jobs and service
e Capable of providing new recreational opportunities

In our opinion this site produces much lesser visual impacts upon the AONB, and
upon the constrained road network of Buckfastleigh than any other potential
site, and is much better related to the town centre and the public transport
network, than any other potential site.



Finally, we are aware of planning applications that have either been made, or
may well be made in the near future, on sites at Buckfastleigh. In our opinion
it makes no sense to prejudice the plan review and those applications should, in
our opinion, either be refused, or not determined, until the review of existing
allocations/commitments has been completed.

Therefore, we must object to the plan and request the opportunity to be invited
to attend relevant examination sessions in due course, in order that unnecessary
and avoidable harm to the landscape qualities of the DNP is avoided.

Kind regards,

David Seaton, BA (Hons) MRTPI
For PCL Planning Ltd
e:

Encs. EXC15
Development Brief Document

C:C: R. Cooper



EXC15
Examination into the soundness of the Plymouth and South West Devon
Joint Local Plan (JLP) 2014 -2034

Post Hearing Advice
Introduction

1. At this stage we consider that the JLP is a plan which could be found
sound subject to main modifications (MMs). However we have reached no
final conclusions at this time. The MMs will be subject to consultation and
we will reach our final conclusions taking any representations into
account.

2. During the hearing sessions a number of potential MMs were discussed
and a list has been maintained by the Councils. In addition we indicated
at the hearings that there were matters on which we would need to
deliberate before we would be in a position to advise the Councils as to
whether any additional work or further MMs should be considered. This
letter provides our views on this. It also sets out the administrative
arrangements relating to all potential main modifications.

3. We are not inviting any comments about the contents of this letter,
although we are seeking the Councils’ response on the matters raised.

We will detail our reasoning on these issues in our final report on the JLP.

Further potential main modifications

Housing

4. As discussed within the hearings we have concerns with regard to some
allocations proposed within the TTVPA, in particular those which are
located within an Area of Outstanding Natural Beauty (AONB).

5. It is stated in the NPPF that the AONB should be given the highest status
of protection in relation to landscape and scenic beauty. The available
evidence does not demonstrate that sufficient weight has been given to
this requirement when allocating some sites for housing. Unless clear
evidence is available now, sites within the AONBs should be deleted as
housing allocations. Exceptions to this are TTV6 (Dartmouth); TTV13 and
TTV15.2 (Kingsbridge); TTV29.1, TTV29.2 (Bere Alston) and TTV29.19,
TTV29.20 and TTV29.21 (Salcombe) which should remain as allocations.



6.

10.

11

Those housing sites within the AONB where planning permission has been
granted and has not lapsed should still be included as commitments in the
housing trajectory but should not be included within the JLP as allocations.

. In relation to Policy TTV30 the JLP appears to be reliant on the delivery of

650 dwellings within the sustainable villages. This should be clearly set
out within policy. The addition and removal of villages from the Figure 5.8
list of sustainable villages must be set out as a MM. In addition some of
the villages listed within Figure 5.8 are located within an AONB. Whilst
paragraph 5.159 recognises this, the available evidence does not
demonstrate that sufficient weight has been given to the AONBs when
determining whether settlements are suitable for housing. Unless clear
evidence is available now, settlements within the AONBs should be
removed from Figure 5.8 and this should be set out as a MM.

In relation to Policy TTV24.5 (land at Kelly Preparatory College), the
available evidence does not justify the allocation for extra care housing.
The building is now listed and there is no evidence that the site could be
put to such a use without damage to the characteristics which have
attracted the listing. Unless there is evidence available to the contrary,
the allocation should be removed from the JLP. Whilst a proposal for an
alternative use for the site has been submitted we have already made it
clear in previous correspondence that we are not considering alternatives
or omission sites at this stage.

. As a consequence to the changes set out above, relevant policies, tables

and supporting text relating to housing supply will also need to be
amended, including over the entire plan period and the five year supply.

Policy TTV31 deals with “"Development in the countryside” and makes
provision at point 1 for housing to meet essential, small scale, local
development needs. However, the circumstances in which such provision
may be made is not clearly defined within TTV31.1, and there was
discussion at the hearings of the potential for a new policy on rural
housing exceptions sites to cover the matter in the JLP. This should be
set out as a MM. Furthermore Policy TTV31 and the proposed new rural
housing exceptions site policy should be referenced in Policy TTV1.

.Site allocations where the housing figures are proposed to be updated,

such as for Policies PLY25 and TTV13, should be set out as potential main
modifications.
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