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PLANNING STATEMENT: JUSTIFICATION FOR THE REJECTION OF PENNPARK. 

JLP TTV29.19 

The Modbury Neighbourhood Plan Group and Parish Council proposes the rejection of the Pennpark 

site, with its proposed substitution by the Ayleston Park allocation (policy MNP3) in the 

Neighbourhood Plan, for the following reasons: 

Allocation of sites 

South Hams District Council (SHDC) have stated that it is permissible to propose a site other than that 

in the JLP if it can be shown that this was viable, could accommodate the requisite number of dwellings 

and would better meet the needs of the community 

1. Overdevelopment on the west of the town.  

One site of 92 houses and an employment building of 1,900 sq. metres at Palm Cross has largely been 

developed and a further 40 houses are currently under construction to the west of Long Park. Both of 

these developments are situated on the western edge of the town. The Pennpark site is almost 

adjacent to the Palm Cross sites. These three sites together would effectively constitute one site of 

172 dwellings. The current number of occupied dwellings in the rest of the town is 756. This amounts 

to a 22% increase, to a relatively small town, all located to the west of the town with significant 

gradients to be tackled to reach the town centre by foot and further encroachment of development 

into the valley to the west of the town. This clearly constitutes an unbalanced spatial distribution of 

new development with a consequent impact on integration into the town and its landscape setting. 

A community consultation carried out as part of the Neighbourhood Plan (NP) process showed 89% 

would prefer any new development to be distributed around the town on smaller sites.  

Previous development plans for Modbury in 1973 and 1996 delineated areas to the east of the town 

for any further development. The 1996 Local Plan contained, as a condition of planning for the 

development of Ayleston Park, screening of the site in anticipation of development of the adjoining 

land which is now proposed in the Neighbourhood Plan. 

2. Pedestrian access and distance from town centre.  

The Joint Local Plan (JLP) promotes healthy lifestyles and encourages greater provision for pedestrians.  

There is no continuous safe pedestrian access from the Pennpark site to the centre of the town. The 

site is divorced from town centre facilities such as shops and the health centre since the route is via 

the steep gradient of Church Street. It is most likely, therefore that residents will use their cars to 

access the town, thereby increasing pressure on parking, or will drive out of town. 

In contrast, the alternative proposed site of Ayleston Park would provide safe and relatively easy 

gradients for pedestrians accessing the town centre, the primary school and the nearby green space 

at the Millennium Meadow. 

3. Landscape and environment 

Modbury has traditionally developed within the folds of the hills radiating out from the town centre. 

The Pennpark site does not follow this pattern but instead, would further breach the valley to the 

west, creating a ribbon development and moving closer to the Site of Special Scientific Interest (SSSI) 

of the Erme Valley. Located at the base of the valley in which Modbury sits the Ayleston Park site 

blends more comfortably with the surrounding landscape and the traditional development patterns 

of the town.  
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 4. Affordable housing  

Sustainability of affordable housing stock is important to maintaining a balanced population mix and 

the vitality of the town. House prices in Modbury are high compared with average incomes and the 

town lacks truly affordable housing to buy or rent. 

The Pennpark site would likely offer only the mandatory level of 30% affordable housing. 

South Hams District Council (SHDC) Community Housing Team and the owner of the alternative site 

have agreed a proposal which would yield 50% affordable housing at a realistically affordable rate to 

buy and rent. These dwellings would be covenanted so that they would remain affordable in 

perpetuity. 

5. Sustainability 

The JLP (DEV 32), references the need to deliver low carbon development and SHDC has declared a 

Climate Emergency. A key theme of the NP is that any new development should be highly energy 

efficient and sustainable and should incorporate landscape features which will enhance biodiversity.  

The Pennpark site is likely only to deliver housing in compliance with current building regulations. 

Current building regulations fall short of the standards required to offer a low carbon development 

with low energy costs for residents.  

By contrast the proposed alternative site would commit to sustainable development achieving low 

carbon standards, an environmental net gain across the site and lower energy costs for residents. 

6. Community involvement 

The NP process encourages communities to take an active part in shaping where they live. 

Modbury has already experienced considerable new development over which the community has had 

little say. There is no indication that the development of Pennpark would be any different in this 

respect. 

By contrast the alternative proposed development has a landowner willing to work with the SHDC 

Community Housing Team and the local community to deliver housing which matches the 

community’s needs. This proposal offers the community a more active role in its design and 

management by the formation of a mechanism such as a CLT and close working with the SHDC. 

Conclusion Whilst it was not practical to meet the community’s wish that the alternatives to the 

Pennpark allocation were met on smaller sites distributed around the town the economies of scale 

exhibited by the Ayleston Park allocation enable the enhanced provision of affordable housing linked 

to a location that is more sustainably placed. Furthermore it will enable growth at a location that 

respects the historic and landscape characteristics of the town described in the Neighbourhood Plan.  

The largest part of the community responding to the summer/autumn 2019 round of consultation 

supported the Ayleston Park allocation. In contrast, the Pennpark site does not meet the needs 

expressed by the community on the basis of balanced and sustainable development, social integration 

and landscape intrusion. 

The alternative proposed site east of Ayleston Park better meets these needs and the policy 

framework set by the Joint Local Plan. 
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