
 

 

 
The context 

Modbury Neighbourhood Plan 

THE CASE FOR THE SITE EAST OF AYLESTON PARK 

1. The progress of the Modbury Neighbourhood Plan has, throughout its course, been 
governed by progress on the Plymouth and South West Devon Joint Local Plan (the JLP). 

2. The group would have preferred that the choice of development sites in Modbury be 
determined through the neighbourhood plan, but the JLP included the designation of 
development sites not only in the city of Plymouth and larger area centres but also in local 
centres such as Modbury. 

3. Since this was being done it would have been unwise for the neighbourhood plan to have 
overtaken the JLP and the process has taken considerably longer than had first been 
anticipated. 

The choice of sites 

4. In addition to this the choice of development sites in Modbury has been extremely 
controversial, with a strong groundswell of local opposition to the choice of sites shown in 
the JLP. It should be emphasised that this opposition has not been so much to the principle 
of development at Modbury – the majority of townsfolk recognise the need for some 
growth in scale and character with the town – but to the choice of sites. 

5. The adopted JLP includes three development site proposals: 

1. West of Palm Cross – 92 homes and 1900 sq m of employment floorspace 
(under construction / completed) 

2. Pennpark – 40 homes 

3. West of Barracks Road – 40 homes 

6. At an earlier stage in the formulation of the JLP a single large development site to the west 
of the town was designated. Faced with enormous local opposition the JLP was altered so 
that the scale of the site was broken down, but it still proposes all three development sites 
to the west of the town, and a good deal of that development is already under construction 
or completed. 

7. This has broken over the ridge line which had formerly marked the town's western 
boundary and spilled into the adjoining valley which is open to view over a wide area. It 
also places new residents at the town's extremity, far removed from its centre and many of 
the local facilities and a steep climb up Church Street from the town centre and a crossing 
of Barrack Road back to the new houses. 

8. Although much of the damage has already been done with development and planning 
permissions already in place, there is still opportunity for the neighbourhood plan to 
restore some balance to the distribution of development around the town. 

A better alternative to the east of the town 

9. A better alternative exists for development which will, in the short, medium and longer 
terms, be better related to the scale, character and layout of Modbury, and to its town 
centre facilities. 

10. To the east of the town land is generally well contained in a valley which looks in towards 
the town rather than outwards to the surrounding countryside (as is broadly the case to the 
west). 



11. Land to the east also has the capacity to link more directly to the town centre via both 
roads and footpaths, making for a more walkable and sustainable community. 

12. Earlier planning permissions in Modbury had recognised this and had included conditions 
requiring that existing hedgebanks and trees in the landscape to the east of Ayleston Park 
be allowed to grow and mature, establishing a landscape context which can more 
effectively and successfully accommodate and integrate new development into its setting. 

13. Had the JLP recognised these advantages and allocated development primarily to the east 
of the town an effective package of site proposals could have included the creation of 
linked access arrangements to facilitate the development most easily. The scale of 
development now remaining as required and appropriate for the town during the plan 
period falls short of that and so it is proposed that the neighbourhood plan leads the way 
for future growth to the east of the town by proposing the site which will most effectively 
relate and connect to the town in the short term. 

14. The neighbourhood plan therefore proposes to substitute an alternative site for 40 homes 
East of Ayleston Park in place of the site proposed at Pennpark in the JLP (see map). 

15. South Hams District Council has advised that the proposal for 40 homes at Pennpark is not 
a strategic proposal and that the neighbourhood plan can therefore substitute an 
alternative site, providing there is clear evidence and support for the change. 

The advantages of a site to the east 

16. As stated above, a site to the east will be better contained in the local landscape, better 
related to the scale and character of the town and to the town centre in particular and 
more likely to result in journeys on foot around the town, helping to sustain social contact 
and healthy lifestyles.. It will also take advantage of advance planting and landscaping 
established in connection with earlier planning permissions. 

17. It also happens to concur with the plans for Modbury's longer term expansion established 
in the County Council's Outline Modbury Development Plan in 1973, which showed an 
holistic package of new development proposals to the east of the town contained in the 
valley landscape and strongly connected to the town centre. 

18. The site now being proposed in the neighbourhood plan to the east of Ayleston Park will 
also deliver a greater number of affordable homes than have been achieved on other 
developments in Modbury. 

19. The JLP includes a target of 30% affordable homes on new housing sites of 11 dwellings or 
more and this is the target for Pennpark, which would mean that of the 40 homes proposed 
there only up to 12 might be affordable. Negotiations on the site East of Ayleston Park have 
resulted in a figure of 50%, so that the site is assured to deliver 20 affordable homes. 

The neighbourhood plan proposals 

20. The relevant neighbourhood plan policy will read as follows: 

POLICY MNP3: DEVELOPMENT SITE PROPOSALS 

Development of 40 homes is proposed on a site East of Ayleston Park, including: 

50% affordable housing to rent or buy and which should remain affordable in perpetuity, 

high quality design, in appearance, sustainable construction and energy efficiency, 

safe and convenient access for all, including good pedestrian access to the town centre and 
retention of the existing public right of way, and 

landscaping and public space, particularly to the south and west of the site. 



 

21. The settlement boundary will be redrawn to exclude the deleted site at Pennpark and 
include the substitute site east of Ayleston Park. 

Local opinions 

22. The Neighbourhood Plan Group ran a “re-consultation” during August 2019, related solely 
to the proposed substitution of the site east of Ayleston Park in place of Pennpark. 

23. That consultation showed broad support for the substitution with 59% in favour and 41% 
opposed. 

Conclusion 

24. It is considered that the site east of Ayleston Park has clear advantages over that at 
Pennpark and that the neighbourhood plan should make proposals accordingly. 

 

This site shall take the place of that proposed for 40 homes at Pennpark, which shall be 
deleted from the development plan. 
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