PLANNING REF: 3335/21/FUL
DESCRIPTION: Construction of 125 homes, commercial business units, landscaped parkland,
community boat storage/parking, allotments, improvements to existing permissive pathway and public
footway, enhancement of vehicular access and associated infrastructure and landscaping.

ADDRESS: Proposed Development Site at SX 566 494, Land West of Collaton Park, Newton Ferrers.
11th November 2021

LETTER OF OBJECTION FROM THE SOUTH HAMS SOCIETY
The South Hams Society interest

For the last 60 years, the South Hams Society has been stimulating public interest and care for the
beauty, history and character of the South Hams. We encourage high standards of planning and
architecture that respect the character of the area. We aim to secure the protection and
improvement of the landscape, features of historic interest and public amenity and to promote
the conservation of the South Hams as a living, working environment. We take the South Devon
Area of Outstanding Natural Beauty very seriously and work hard to increase people's knowledge
and appreciation of our precious environment. We support the right development - in the right
places - and oppose inappropriate development.
Site Planning History.
RAF Station Collaton Cross was established in 1938-9 as Number 13 Balloon Centre. Its purpose
was to support the air defence of Plymouth. Very little survives except for the extensive hard
standings and concrete pathways of the central operations area.
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RAF Collaton Cross 1946

The married accommodation, now in private ownership, was built from 1954 to 1965, largely
located adjacent to Collaton Cross (The officers accommodation is located at the western end).
The location was also considered as one of a small number of locations for an airport to serve the
area and in particular Plymouth debated around 1964 – 1967.
On Monday 5 December 1983 RAF Collaton Park was raised in parliament by Rt Hon. Anthony
Steen who asked the Secretary of State for the Environment what steps are being taken to fill the
vacant houses at Collaton Cross, Newton Ferrers in South Devon; how many houses there are; and
for how long they have been empty.
Sir George Young
‘No steps are being taken to fill the vacant houses at Collaton Cross, Newton Ferrers in South
Devon. They have been passed to PSA for disposal. There are eight former officers' married
quarters which have been vacant for approximately three years and 32 former airmen's married
quarters, empty for the last 12 months.’
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Rt Hon. Anthony Steen then asked the Secretary of State for the Environment what plans he has
to dispose of the houses at Collaton Cross, Newton Ferrers, South Devon; and if he will make a
statement about the development of the site.
Sir George Young
‘The redundant site extends to 65 acres, which includes the houses, and is subject to a legal right
of pre-emption in favour of the former owners. Before negotiations can be completed, the future
uses of the whole site have to be determined. Difficulties have arisen in this respect and I will
write to my hon. Friend.’ (Emphasis added)
A planning application was submitted to determine the permitted use of the site in 1982.
37/1582/82 Development of site - application under circular 49/63 to determine the permitted
use of surplus government land. Outline Planning Application. Decision (06/07/1983) – Refusal
Planning Appeal (15/11/1984) Dismissed (Refusal).
It is apparent that the difficulties were surrounding what the site was suitable to be used for.
The site was clearly not seen as an appropriate location for further development by both the
Local Planning Authority and the Planning Inspectorate.
By 1983, the site had been completely cleared of the buildings. Areas of hardstanding and bases of
former structures remain clearly visible from the air. Structures associated with HM Coastguard
Yealm were visible.
37/2609/11/PREMAJ - Pre-application enquiry for mixed development at former MOD site - Pre
application not concluded (more info to be submitted).
37/2548/14/O - Outline application (with some matters reserved) for mixed use development of
70 dwellings, allotments, community facility, recreation and employment land
On the 21st October 2015, the professional officer at South Hams District Council made the
following recommendation to the Development Management Committee (DMC):
The recommendation is for the application to be refused for the following reasons:
1. The proposed development represents a major application in the South Devon AONB. The NPPF
states that planning permission should be refused for major development in such designated areas
other than in exceptional circumstances and where it can be demonstrated it is in the public
interest. Whilst it is noted that the proposal would provide affordable housing to meet need in
Newton and Noss Parish, the circumstances are not considered to be exceptional since the nature
of that need, notably the quantum of housing, has not been demonstrated; and it follows,
therefore, that a proper assessment of alternative deliverable sites that could meet this need
with a less harmful impact on the AONB is not possible. As a consequence the selection and
development of this site is not considered to be in the public interest.
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However the DMC allowed the development against the professional advice given. Records show
that Cllrs Bramble, Cane, Foss, Hitchins, Hodgson, Holway & Rowe (7) voted for the development.
Cllrs Pearce, Steer, Cllrs Brazil, & Cuthbert (4) Abstained.
(37/2547/14/F - Construction of employment unit’s application for the site was withdrawn).
The Permitted Use of land at the former site of RAF Collaton Cross – Reconsideration.
On 9 September 2016 South Hams District Council issued the decision notice for approval for 70
dwellings to be constructed at Collaton Park Cross (37/2548/14/O OPA).
The site was never included in the early stages of the Joint Local Plan (JLP) public consultations and
did not appear as a development site in the JLP submitted to the Planning Inspectorate Public
Examination. The site was only contained in a couple of documents recording it as a housing
commitment. The site was never publicly consulted in the public examination of the JLP and is
not a development site in the JLP.
This is significant for two reasons.
At the conclusion of that public consultation the Planning Inspector made clear “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.” (Emphasis added)
She continued: “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.” (Emphasis added)
She then itemised a number of exceptions to this instruction. As Collaton Park was not considered
as a site in the JLP, the site was not amongst them.
Indeed, the only proposal for any additional housing in Newton Ferrers and Noss Mayo put
forward by the LPA during the consultation was for “around 10 dwellings” for each community.
The inspector removed all the allocations for the hamlets listed in the JLP that are situated within
the AONB stating “Unless clear evidence is available now,’ she wrote, “settlements within the
AONBs should be removed”, later adding “these are not justified as the evidence does not
demonstrate that due consideration has been given to the level of protection AONB has in
national policy.” (Emphasis added)
Both the allocations for Newton Ferrers and Noss Mayo were removed from the JLP and as
Collaton Park was not submitted as a suitable site in the JLP, it is not part of the local plan in
force.
Nonetheless there are two references to the site in the Joint Local Plan, one as a housing
allowance in a long list of existing commitments, and again on a policies map as an 'existing
commitment’. The site also appears in the Newton Ferrers & Noss Mayo Neighbourhood Plan,
which was adopted on 19 July 2018.
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However, although Reserved Matters for the original application (37/2548/14/O OPA) was applied
for within the required three years, on 27th July 2018 and given approval on 10th March 2020,
Condition 1 of the approval for the original outline application was unequivocal: “The
development to which this permission relates must be begun not later than the expiration of
three years from the date of the grant of outline planning permission or 18 months after the
approval of the first reserved matters application.”
As no development has yet begun, planning permission 37/2548/14/O lapsed on the 10th
September 2021, given that was 18 months after the approval of the first Reserved Matters.
There is therefore no valid planning consent for the Collaton Park site and development can be
reconsidered for this site.
As a consequence, the site can no longer be considered a housing commitment as per the JLP
Policies Map as the planning permission for 70 dwellings has lapsed.
There remains though the legacy of the Newton Ferrers Neighbourhood Plan. But, as the JLP was
adopted on the 21st March 2019 and therefore it is the most up to date plan, it takes priority in
planning policy over the Newton Ferrers & Noss Mayo NP, which was adopted in 19th July 2018.
Because the site was not included in the JLP as a development site, the Newton Ferrers NP no
longer conforms with the policies contained in local development plan in force and therefore
should be considered to be out of date.
In addition, application 3335/21/FUL for the “Construction of 125 homes, commercial business
units, landscaped parkland, community boat storage/parking, allotments, improvements to
existing permissive pathway and public footway, enhancement of vehicular access and associated
infrastructure and landscaping” on the site, submitted earlier this year on 14th October 2021, is a
new application for a site that longer has the benefit of planning permission.
Given that the Planning Inspectorate required as few as 20 dwellings in Newton Ferrers & Noss
Mayo to be removed from the Joint Local Plan, it is clear that any application for 125 dwellings
plus the 20 dwellings proposed at Butts Park would have failed to gain the Planning
Inspectorates support.
We refer you to the report from the Planning Inspectorate for the public examination of the Joint
Local Plan - Report to West Devon Borough Council, South Hams District Council and Plymouth
City Council dated 18th March 2019.

In paragraph 78, the Planning Inspectorate deleted another major site in Kingsbridge.
The Planning Inspectors said:
78. ‘In the case of site allocations West Alvington Hill (Policy TTV15.1) and land south east of
Carehouse Cross, Stokenham (Policy TTV29.23) there is little evidence that the impact of the
proposals on the landscape and scenic beauty of the AONB has been given due consideration.
Accordingly the allocations are not sufficiently justified, and we recommend their deletion from
the Plan [MM31]. Although the West Alvington Hill site benefits from a grant of planning
permission, its deletion as an allocation will ensure that the principle of development on the site
could be reconsidered in the event that the permission is not implemented. Changes to the
Policies Map will also need to be made to reflect this modification’. (Emphasis added)
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That is the position we are now in with the Collaton Park proposal, time to reconsider.
The planning permission has not been implemented. We are in a position where this site must be
reconsidered.
The site has never received a decision where professional planning officers have considered it as a
suitable location for development over the last 40 years.
The South Hams Society are in no doubt that the Planning Inspectorate would have come to the
same conclusion as the LPA’s professional planning officers in rejecting this major development
site in an AONB in compliance with the NPPF guidance.
The South Devon Area of Outstanding Natural Beauty was designated in 1960.
It is the South Hams Societies view that the permitted use of this land was decided in 1982 and the
site was cleared. The outline planning application was refused and the appeal was dismissed.
37/1582/82 Development of site - application under circular 49/63 to determine the permitted use
of surplus government land. Outline Planning Application. Decision (06/07/1983) – Refusal
Planning Appeal (15/11/1984) Dismissed (Refusal).
It is therefore difficult to see how the Professional officers at South Hams District Council might
give their consent to this latest application given the consistent record of refusal and the
instructions of the Planning Inspectorate in the recent JLP public examination process.

The South Hams Society requests that the Local Planning Authority reconsiders this location
again, as the Planning Inspectorate stated could occur for the TTV15.1 site at Kingsbridge.
Current Planning Policy
Countryside and Rights of Way Act (2000)
The South Devon AONB is protected by Section 85 of the Countryside and Rights of Way Act (2000)
which places an explicit duty on relevant authorities to have regard to the purpose of ‘conserving
and enhancing’ the natural beauty of an AONB when plan-making and decision-taking.
Government guidance reflects this requirement and is contained in the National Planning Policy
Framework in paras 176 & 177.
National Planning Policy Framework

Para 176.
‘Great weight should be given to conserving and enhancing landscape and scenic beauty in
National Parks, the Broads and Areas of Outstanding Natural Beauty which have the highest
status of protection in relation to these issues. The conservation and enhancement of wildlife and
cultural heritage are also important considerations in these areas, and should be given great
weight in National Parks and the Broads
The scale and extent of development within all these designated areas should be limited, while
development within their setting should be sensitively located and designed to avoid or
minimise adverse impacts on the designated areas’. (Emphasis added)
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The Society highlight the requirement sensitively located. This site is not sensitively located but is
on the highest plateau area in the western area of the SDAONB. Whilst there are issues with the
expected street lighting that may be resolved, there can be no real control over how 125 dwellings
will illuminate their properties.
Para 177.
‘When considering applications for development within National Parks, the Broads and Areas of
Outstanding Natural Beauty, permission should be refused for major development other than in
exceptional circumstances, and where it can be demonstrated that the development is in the
public interest. Consideration of such applications should include an assessment of:
a) the need for the development, including in terms of any national considerations, and the
impact of permitting it, or refusing it, upon the local economy;
b) the cost of, and scope for, developing outside the designated area, or meeting the need
for it in some other way; and
c) any detrimental effect on the environment, the landscape and recreational opportunities,
and the extent to which that could be moderated’.
(Emphasis added)

Currently 5,500 homes, plus a further 1,500 post 2026 are being constructed only 3 miles away as
the crow flies or 5 miles by road at the new town of Sherford.
Less than 1 mile outside of the South Devon Area of Outstanding Natural Beauty, the new Sherford
Town is exactly what the NPPF calls for and it was planned to build housing where it was required
and take the development pressures off building in the highly protected landscape of the AONB.
That is in accordance with the NPPF para 177 b)
JLP Policy
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The South Hams Society would argue that this proposal fails to comply with these policy
requirements of DEV25.
Newton Ferrers and Noss Mayo Neighbourhood Plan
The Parish Councils records record that the Collaton Park development was rejected.
MINUTES OF THE PARISH COUNCIL MEETING OF NEWTON & NOSS PARISH COUNCIL
Held on 13 November 2014
250.2 SX5670, 4944, West of Collaton Park, 37/2548/14/O - outline application (with some
matters reserved) for mixed use development of 70 dwellings, allotments, community facility,
recreation and employment land. Decision; objection
(Vote; 5 in favour of objecting, 3 abstentions)
1. The proposed development lay within an Area of Outstanding Natural Beauty. There were no
exceptional circumstances that justified development.
2. The Parish Council supported the objections raised by the River Yealm District Association
included in the RYDA
Brief for Newton & Noss Parish Council a copy of which was to be attached.
It is therefore without doubt that the Parish Council did not want this development stating that
there were no exceptional circumstances for it.
The Newton Ferrers and Noss Mayo NP Independent Examination
The Society has reviewed the Independent Examiners report for the NP and note with interest
paragraph 42
Barbara Maksymiw Independent Examiner BSc (Hons), MSc, MRTPI
‘42. The challenge facing any Neighbourhood Plan Steering Group in this sort of situation is
considering the extent to which it should rely on outdated adopted policies or the policies in an
emerging plan. It seems unlikely at present that the JLP will be adopted before the Newton and
Noss NP is finalised, so there is a potential risk that it could become out of date very quickly…’.
We agree with that statement. It did. Within eight months the NP was out of date.
She continued.
‘43. In the submission JLP, Newton Ferrers and Noss Mayo are both identified as Sustainable
Villages, each of which could accommodate sites for around 10 dwellings. The JLP states that the
Neighbourhood Plan is an appropriate means of identifying and responding to local needs for
development and the delivery of sustainable communities and can determine which sites to
bring forward for development, provided that they are consistent with the provisions of the JLP’.
(Emphasis added)
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Unfortunately for the NP, after the public examination of the JLP, the Planning Inspectorate
requested that the councils delete Newton Ferrers & Noss Mayo as sustainable villages. The
council did delete the villages.
Again, the Newton Ferrers & Noss Mayo NP has found itself at odds with the Local Plan and
therefore out of date.
We are also surprised to see that the Independent Examiner did not mention Collaton Park in her
report.

But, the examiner was correct that the plan could become out of date very quickly, it did.
The application for the Collaton Park has lapsed and was not submitted for the JLP.
The Newton Ferrers & Noss Mayo Neighbourhood Plan finds itself supporting a site for 70
dwellings that has lapsed in stark contrast to the Planning Inspectorates instruction to delete
the 20 dwellings in the JLP because the district council could not demonstrate that it had
complied with its statutory duty in giving the AONB the protection it deserved.
It is the SHS opinion that the district council should instigate a review of the Newton Ferrers and
Noss Mayo NP as it is out of date.
The South Hams Society will not refer to the policies within the Newton and Noss Neighbourhood
Plan as we consider that it is no longer in conformity with the current JLP.
Government guidance is clear on this.
https://www.gov.uk/guidance/neighbourhood-planning--2#updating-neighbourhood-plan
When will it be necessary to review and update a neighbourhood plan?
A neighbourhood plan must set out the period for which it is to have effect (section 38 B (1)(a) of
the Planning and Compulsory Purchase Act 2004). Neighbourhood plan policies remain in force
until the plan policy is replaced.
There is no requirement to review or update a neighbourhood plan. However, policies in a
neighbourhood plan may become out of date, for example if they conflict with policies in a local
plan covering the neighbourhood area that is adopted after the making of the neighbourhood
plan. In such cases, the more recent plan policy takes precedence. In addition, where a policy has
been in force for a period of time, other material considerations may be given greater weight in
planning decisions as the evidence base for the plan policy becomes less robust. To reduce the
likelihood of a neighbourhood plan becoming out of date once a new local plan (or spatial
development strategy) is adopted, communities preparing a neighbourhood plan should take
account of latest and up-to-date evidence of housing need, as set out in guidance. (Emphasis added)
Communities in areas where policies in a neighbourhood plan that is in force have become out of
date may decide to update their plan, or part of it. The neighbourhood area will already be
designated, but the community may wish to consider whether the designated area is still the most
suitable area to plan for. (Emphasis added)
Paragraph: 084 Reference ID: 41-084-20190509’
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In accordance with that guidance, the JLP as the newest plan takes precedence over the NP.
Newon Ferrers and Noss Mayo are not recorded in the JLP as sustainable villages.
The LPA submitted evidence for suitable development sites within its boundaries which were
consulted upon in the JLP public examination, but the Collaton Park was not one of them. Now
that the planning permission has lapsed (that was permitted on the strength of a lack of a 5 year
housing supply), the suitability of this site can be reconsidered and any major developments
should be in accordance with the with the newly adopted JLP.
Anyone who visits the location will be struck by how remote from any community it actually is,
and how high on the plateau and exposed it is.
Character and appearance of the location
The site falls within Landscape Character Type (LCT) 1B ‘Open Coastal Plateaux’ in the Landscape
Character Types List for Devon County Council. The LCT is described as a high, open plateaux,
dissected or separated by combes and river valleys, windblown vegetation, regular and large field
patterns, stone boundary walls, dense low hedges, mixed land use, mainly pastoral or arable, little
woodland or limited deciduous woodland.
Mitigation could not prevent the permanent harm that would arise from the change in landscape
character and general openness of this part of the AONB.
The proposal would harm the landscape and scenic beauty of the AONB. Because the site is on the
Plateaux, it will be highly visible from large areas of Heritage Coast in the location. It would not,
therefore, comply with those aims of JLP Policies SPT12, DEV23, and DEV25 that seek to conserve
and enhance landscape character and scenic visual quality, avoid detrimental effects to the
undeveloped coast, and conserve and enhance the natural beauty of protected landscapes.
It would be another one of those sites In the South Devon Area of Outstanding Natural Beauty that
shines in the night sky for a considerable distance to join Kingsbridge, Malborough and Salcombe.
The South Devon’s communities have always been located in the combes and estuaries, and never
on the exposed hills.
South Hams Register of Brown Field Sites.

The District Council first registered part of the site as Brown Field on the 22nd December 2017.
As we have stated the Secretary of State for the Environment determined the permitted use of
this land with application 37/1582/82 Development of site - application under circular 49/63 to
determine the permitted use of surplus government land.
It was determined that the site was not suitable for development with the area cleared.
It is disappointing that the government failed to return the site to its former state and managed to
contaminate the location. There are government funds available for that cleanup.
The South Hams Society are firmly of the opinion that this site was determined as not suitable for
development and we believe nothing has changed. No Professional Planning Officer has recorded
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this site as suitable and only two years ago, the Planning Inspectorate removed 20 dwellings from
Newton and Noss because of the high status protection that the AONB deserves. NPPF is clear
that major developments in the AONB must be refused and local planning policies reinforce that
protection.
We are confident that this site, if refused by the LPA, would also be dismissed by the Planning
Inspectorate.
To be considered for inclusion on Part 1 of the Register, any brownfield site must meet the criteria
below;
(a) the land has an area of at least 0.25 hectares or is capable of supporting at least 5 dwellings;
(b) the land is 'suitable' for residential development;
(c) the land is 'available' for residential development; and
(d) residential development of the land is 'achievable' (i.e. is likely to take place within 15 years of
being entered onto the Register). (Emphasis added)
The land has been determined as not suitable for development when the Secretary of State for the
Environment determined the permitted use of this land in 1982. (Emphasis added)
Supporting Decision – Planning Appeal
We refer you to Appeal Ref: APP/K1128/W/18/3215689 South Barton Farm, Veasy Park,
Wembury PL9 0ES for 15 dwellings, a site only 2.3 miles away on the edge of Wembury which was
refused by this district council and appeal dismissed by the Planning Inspectorate on the 16th
October 2019.
The Inspector stated:
‘The main issues are (i) the effect of the development on the character and appearance of the area,
with particular regard to the natural beauty of the South Devon Area of Outstanding Natural
Beauty (AONB)’.
The Planning Inspector went on to dismiss the appeal with this planning balance decision.
Planning balance
28. The National Planning Policy Framework (the Framework), at paragraph 172, sets out that great weight
should be given to conserving and enhancing the landscape and scenic beauty of AONBs. It goes on to
indicate that planning permission should be refused for major development other than in exceptional
circumstances and where it can be demonstrated that the development is in the public interest, setting out
a number of criteria that any such assessment should include.
29. At footnote 55, to paragraph 172, the Framework confirms that whether a proposal is ‘major
development’ is a matter for the decision maker, taking into account its nature, scale and setting, and
whether it could have a significant adverse impact on the purposes for which the area has been designated
or defined. The purposes of AONBs are to conserve and enhance the natural beauty of the area2.
30. The appellant contends that the development is not major and has made reference to criteria set out in
the Tamar Valley AONB Management Plan 2014-2019 and an appeal decision3 relating to land at Abbey
Meadows, Crapstone, Devon, where a development of 22 dwellings was found not to be major. However,
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whilst the objectives and legislative framework for the two AONBs may be similar, the site before me is not
within the Tamar Valley AONB so its management plan does not apply. In any case, the Inspector at Abbey
Meadows found that no harm to the scenic quality of the AONB would arise. That is not the situation here.
31. Having regard to the Framework I find that the development of agricultural land on the scale proposed
at the edge of a settlement the size of Wembury, that would cause harm to the natural beauty of the AONB
should be regarded as a major development. Given the weight that I attribute to the other considerations, in
particular that there is no compelling need for the development in respect of housing delivery, and the
detrimental effect on the landscape, the exceptional circumstances test at Framework paragraph 172 would
not be passed.
32. Even if I am wrong about the scale of the development, in light of the weight that I attribute to the other
considerations and potential benefits of the proposal, the great weight that must be given to conserving
and enhancing scenic beauty means that the harm to the AONB is decisive in this case. The proposal would,
therefore, conflict with the Framework, read as a whole.’ (Emphasis added)

The South Hams Society do not see how this development can be approved by the SHDC or the
Planning Inspectorate when placed alongside the analysis and decision at the edge of Wembury.
7,000 dwellings are being built only 3 miles from Collaton Park. 1 % of the total has lapsed at this
site. It is extremely hard if not impossible to justify this proposal at Collaton.
The South Hams Society wish to see the Local Planning Authority recognize the failure identified
by the Planning Inspectorate in the JLP examination and heed the inspector’s opinion that ‘the
AONB should be given the highest status of protection in relation to landscape and scenic beauty’.
We strongly object to development at this location
For and on behalf of the South Hams Society.
Richard Howell,
Chairman.
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Inter-visibility Map

