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19th December 2012

Dear Sir/Madam

Our Ref: EH/0012

Plan Teignbridge 2013 to 2033
Representations on behalf of Exeter Estates Ltd, Exeter Estates Business Centre,
Alphington, Exeter

We act on behalf of Exeter Estates Ltd.

This letter, together with accompanying documentation, are the representations made on behalf
of Exeter Estates in respect of Plan Teignbridge 2013 to 2033, Proposed Submission
(Publication) (PT).

In addition to this letter we enclose copies of:

~.. Representations made by Savills on behalf of Exeter Estates in relation to the
Teignbridge District Council Core Strategy Preferred Options 2013 - 2033 published in
March 2012;

• A copy of the documentation submitted with the planning application Council Ref:
12/03079/MAJ;

• A Masterplan prepared by Gould Singleton Architects;
, • A Landscape and Visual Impact Assessment prepared by Alan Smith Associates;v/
v. An Ecological Report prepared by Green Ecology and accompanying bat survey;
~ An Archaeological Report prepared by Archaeology Planning;
Vi A Technical Constraints Appraisal prepared by WSP; and,
v-e Completed Representation Forms.

The representations made in this letter relate, primarily, to land to the east and south of the
eXisting Exeter Estates Business Park which Exeter Estates are seeking to be allocated for
employment development in PT 2013 to 2033. They provide the background and justification for
the contents of the completed Representation Forms.

In preparing the representations, consideration has been given to the contents of the Plan;
supporting evidence; and other considerations including, in particular, national planning policy
guidance and the requirements set out in para. 182 of the National Planning Policy Framework
(NPPF) relating to tests of soundness and the legal and procedural requirements of Plan making.
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Exeter Estates consider it appropriate that up to approximately 18 hectares of land be allocated
for employment development (B use classes) on land to the south and east of the existing Exeter
Estates Business Centre located adjacent to the A379 just south of Alphington, Exeter.

The representations made by Savills previously in respect of the Core Strategy Preferred Options
2013 - 2033 published in March 2012 (see enclosed) identifies the site and sets out the planning
justification for the proposals in the context of that version of the Core Strategy.

The PT already provisionally allocates 5 hectares of land (reference proposed Policy SWE2) and
this is supported. In light of this proposed allocation and having regard to Exeter Estates
immediate requirements in terms of business expansion, a planning application has been
submitted for the site (Council Ref: 12/03079/MAJ) for up to 17,885 sq. metres (gross floor area)
of employment floorspace falling within Use Classes 81 (c), 82 and 88.

The Planning Statement submitted with the application provides a clear justification for the
proposal in planning terms. The Planning Statement was prepared for the purposes of the
planning application but it is also relevant to the consideration of the proposed allocation of the 5
hectares as it confirms the availability, sUitability and deliverability of the site. The application is
also supported by extensive technical documentation which is also relevant in terms of
understanding the technical issues affecting the site. Although the documentation relating to the
application is already in the Council's possession we have provided further copies on the
enclosed CD. The application is expected to be determined in Spring 2013.

However, in making the case for additional land to the east to be allocated we have submitted
further technical reports, to demonstrate that the land can support further employment
development. These reports inclUde a Masterplan, a Landscape and Visual Impact Assessment,
a Technical Constraints Appraisal covering transport matters, drainage, flooding and the
availability of utilities, utilities, an ecological report and ecological surveys. They demonstrate that
the site, as a whole, can be brought forward for employment development without constraint.
That being the case, then the key issue is whether the site can be delivered in the context of the
emerging PT and policies that, once adopted, will provide for and support employment
development within the District.

It should be emphasised at the outset that this proposal is being put forward by the operator of a
very successful business centre/park which, whilst currently operating at a relatively small scale
compared to some other parks, is planning to expand due to strong interest being shown by
com panies/organisations/operators who wish to be located at the site. Given the success of the
existing business and the requirement for expansion in the short and medium term, Exeter
Estates requirements are such that they require additional land to create premises to meet
ongoing demand for business space hence the submission of the planning application. However
the level of interest is such that there is an expectation that additional land is required over the
lifespan of the PT (and beyond). The land to the east is the most suitable option as it could be
linked to the existing Park and land to the south (if the application is approved).

Further, the proposal has significant merit as it is being put forward by an eXisting operator who
understands the needs and demands of the local economy. It is imperative that sites that are
identified for future development are viable and deliverable and this is an important consideration
as emphasised in para. 173 of the NPPF.

The Council will be aware particularly having regard to the recent history of the delivery of
employment land in the District, that allocating land for employment purposes does not mean that
it will "automatically" come forward with jobs created. Critically, it is the suitability of employment
land that is the key in terms of its delivery, having regard to the factors that will allow for it to



come forward. These factors include location, both in terms of access to good transport routes at
a local and national level and the suitability of the environment for the type of employment
proposed; access to an available labour supply and, furthermore, access to local and national
markets. The market and business communities are, more often than not, best placed to
understand these requirements and the NPPF recognises this fact in para. 160.

Therefore, given the nature of the eXisting operation at the existing Exeter Estates Business
Centre and having regard to Exeter Estates ongoing requirements, it is considered that those
requirements have the ability to sit comfortably with the objectives of the PT in delivering
employment development over the Plan period. However it is our view that the relevant policies
in the PT need to be amended to allow for this to happen.

Policy S3 of the PT identifies employment development requirements for the Plan over its
lifespan. In summary, 3 hectares per annum are proposed with a 5 year supply identified at any
one time i.e. 15 years. This will allow for a target of 300 jobs per annum to be created. The
spatial distribution of this requirement is then identified. We do not wish to repeat in detail the
comments made by Savills (which also form part of this submission) previously as the general
thrust of the representation made in terms of the planning justification for the allocation of the site
are still relevant. That said, there are a number of key issues that need to be examined in the
context of both the requirement and its spatial requirement.

Firstly, it is not clear what evidence the Council has used to identify the employment land
requirement. It is noted that the amount of development proposed is not dissimilar to the amount
proposed under the Structure Plan/adopted Local Plan and the spatial distribution is not that
different. There has been a lack of delivery with that policy in place and there is concern that a
similar strategy will exacerbate the situation regarding lack of delivery at present and in the future.
Furthermore, the Council should identify the total requirement to be delivered within the policy
itself rather than simply state that there should be annual delivery rate. Although it is unlikely to
happen what is the position if this delivery rate is exceeded?

Further, the Council appear to be using job creation as a basis for assessing the requirement. If
that is the case then using their own calculations significantly more land is going to be necessary
than that identified. A shortfall in terms of job provision of 19,500 jobs has been identified. The
PT suggests that the aim is to reduce the "job gap" but does not state precisely by how much?
The aim is to create 300 jobs per annum (approximately 6,000 jobs) over the life of the Plan. This
is less than half of the job deficit in terms in pure quantitative terms. The Employment Land
Review 2010 indicates that there is a need to provide 9,900 jobs between 2006 and 2026 based
upon the RSS Proposed Changes increase in regional output between 2006 and 2026.

Although it is recognised that there are many factors that influence future economic growth
prospects and job forecasting, the Council's "ambition" does not meet anticipated requirements
when assessed against tested evidence. It is acknowledged that the Council has examined and
assessed a variety of sources of data to establish the requirement including the 2010
Employment Land Review. In para. 2.6, the PT states "This is a recalculation of the needs
assessed within the Employment Land Review 2010, taking account of more recent data, and
which suggested a very similar need for jobs growth." The lack of explanation and evidence to
support the assumptions made is a significant shortcoming in the Plan in our view.

Secondly, Teignbridge District has a record of lack of delivery and supply of good quality
employment floorspace. As the Employment Land Review states:

"7. 20 The views of agents working in the market and businesses attending the local stakeholder
Employment Land Review workshop suggest there is a scarcity of quality sites which are
deliverable and meet with market expectations. Furthermore, there has been a shortage of



employment land to develop over the last 10 years and consequently some businesses have
already moved out of the district. The ELR already points towards a lack of available built stock,
resulting in a starting deficit of 15,600 sq m (3.9 hal which is necessary to support a market
equilibrium vacant supply.

7.21 In addition, the paucity of available sites will reduce choice of B-space land in terms of size,
location and type of employment sites, and frustrate the expansion of local businesses and/or
potentially deter inward investment. A rigid quantitative approach runs the risk of being unable to
provide for the bespoke needs of businesses, particularly those requiring medium to large
premises for which there are known requirements. .. , "

And:

"7.23 Providing an appropriate mix of B space land is essential for supporting the continued
growth and diversification of the economy, but the provision of employment land and premises to
support sustainable growth will be a major challenge. It is important that the identified sites should
be deliverable in the future. "

Further:

"7.25 There is very Iitt/e development land in and around the existing employment estates with
which to create natural extensions. There is also a predominance of unviable redevelopment
opportunities elsewhere due to higher yields and lower capital values, and in numerous instances
extensive infrastructure requirements to service the sites. Therefore, positive intervention is
required to meet short term requirements. ... "

It is clear those sites that are being brought forward as realistic propositions by developers (as
opposed to aspirational proposals by landowners/speculative developers) should be carefully
examined as they are the sites that are likely to make a genuine contribution to the employment
land supply. The Council must seek to make a realistic provision of employment land in the Plan.
The choice of sites and flexibility in delivery is key if the Council is not to face the prospect of
under provision which is simply not acceptable. In our opinion the strategy identified in proposed
policy S3 does not i) explain how the needs of the District are going to be met over the lifetime of
the Plan and ii) does not make enough provision to meet the job reqUirements of the District.

Thirdly, it is noted in Policy S3 that 5% of the total future distribution is to be attributed towards
south-west Exeter. This level of provision does not adequately provide for the needs of the
District. The lack of employment opportunities throughout has led to out-commuting to Exeter
and Plymouth in particular. It is more than likely that those residents based in the north of the
District will see Exeter as being a major attraction and seek job opportunities in the City. The
provision of a significant level of employment development at the site identified would create
greater employment opportunities for local residents based in the north of the District. Indeed
during the community consultation event undertaken in relation to planning application Council
Ref: 12/03079/MAJ this very point was made by a number of local residents.

Exeter is a key focus for economic growth in the South West and its presence cannot be ignored
in terms of the opportunities it offers for jobs not only for residents of the City but also surrounding
Districts and settlements. This attraction needs to be balanced with better job opportunities within
the District itself. If the wider SW Exeter proposals move forward then it makes sense to create a
wider sustainable urban extension that will benefit eXisting and future residents of both the City
and Teignbridge. It is also favourable to have employment land brought together from a viability
perspective where economies of scale can be achieved. There are ample opportunities to create



sustainable patterns of transport and the site is not isolated in a wider context. Even if the site
were to be viewed as being slightly isolated from the urban area of Exeter, para. 28 of the NPPF
makes it clear that the Government supports a prosperous rural economy and states that "To
promote a strong rural economy local plans ... should support the sustainable growth and
expansion of all types of business and enterprise in rural areas. "

On this basis, the amount of development to be attributed to 5W Exeter under proposed Policy
53 should be nearer 15% to 20% based on a delivery of 60 hectares over the Plan period. The
allocation of all of the land (or even part of it which is a realistic option) gives an opportunity to
create a balance of meeting the needs of Exeter and the rural communities based in the north of
the District. Our concern is that the PT is considered likely to fail as it is based on unrealistic
aspirations given the history of delivery in the District.

In respect of proposed policy 5WE2, in light of the representations made, we wish for
consideration to the policy being re-worded to allow for additional land (up to 13 hectares) being
included (in addition to the 5 hectares) within it or a separate policy provided if deemed
necessary. Obviously if it is considered inappropriate to include that land then we wish for the
proposed policy to remain as it stands.

The NPPF makes it clear that there is a presumption in favour of sustainable economic growth
and development. Further. the Government makes it clear in para. 17, that plan making should,
amongst other things, proactively deliver sustainable economic development responding to wider
opportunities for growth. Plans should be succinct setting out a positive vision for the area.
Paras. 18 to 22 make it clear that the Government is committed to securing economic growth and
that local planning authorities should have a clear and economic vision and strategy for their area
and support existing business sectors.

In our view for the reasons explained above, the PT, as it stands, does not pass the tests of
soundness as identified in para. 182 of the NPPF. Our specific comments in relations to certain
parts of the Plan are contained on the enclosed forms.

Crucially, within the PT and the supporting documents, there is no detailed reference to the
evidence base to demonstrate and justify the level of employment development proposed and its
spatial distribution. The PT ignores, to a greater extent, the problems that have existed
previously (and which continue to exist) in delivering employment development within the District.
We are concerned that development needs are not going to be met and the PT does not look
closely enough at the quantum, spatial delivery and deliverability of new employment
development in the context of the assessing all available options. If it did then the PT would
make greater provision and direct employment development to areas where employment
development is going to be delivered with certainty i.e. an extended SWE2. The PT must provide
for sufficient land, in suitable locations and have sufficient flexibility to allow for delivery.

Please can you acknowledge receipt of the representations. If you have any queries please do
not hesitate to contact Ed Heynes of this firm.

Yours f~ithfllllv

Heynes Planning Ltd

Ene. Accompanying documentation



Part A

Title:

First name(s):

Last name:

Organisation: (I' you are
representing that organisation)

Address - line 1:

Address - line 2:

Post Town:

Postcode:

Telephone number:

e·mail address:

Consultee 10 (if known)

;::,.
PlanTelgnbridge-*--Teignbridge District Council Local Plan 2013-2033:

Proposed Submission (Publication) Representation form

Personal Details Agent's details (if applicable)

_~_----,I IMr I
_____lIEd I
~ I IHeynes I
I_E_x_et_er_E_s_ta_te_s_Lt_d 1 I Heynes Planning Ltd I

, I Two Acres I
~---------

E-mail comments should be sent to planteignbridge@teignbridge.gov.uk, and postal comments to:

Plan Teignbridge Representation
Teignbridge District Council
Forde House
Brunei Road
Newton Abbot
Devon
TQ124XX

Anyone Wishing to make comments on the Plan this must do so by 5pm on Wednesday 19th December 2012. Any
comments received after this deadline will not be published or passed to the Secretary of State with the Local Plan.

Please let us know in aseparate communication if you wish to be kept notified about:

• the submission of the Local Plan
• the publication of recommendations by the independently appointed Inspector
• the adoption of the Local Plan



Part B- your response. Please use aseparate form for each policy, chapter or paragraph you wish to comment on

1. To which part of the document does this representation relate?

Policy / Chapter / Paragraph (Please identify only one) S1A

2. Please say whether you support or object to this part of the plan: (please put an X in the relevant box)

ISupport x IObject x

3. Please give your reasons below why you are supporting or objecting to this part of the plan.

We support the introduction of this proposed policy. However the wording of it is does not reflect the
guidance contained in para. 14 of the NPPF (see below). Further, it should also be made clear that this is a
key policy which other policies should have clear regard to.

4. What changes would you suggest should be made to the plan? It would be helpful if you are able to put forward
your suggested revised wording of any policy or text as precisely as possible.

Delete sentence 2 as this action is one which the Council should automatically undertake with all proposals.
In the second para. "Local Plan" should be replaced with "Development Plan". Delete the words "unless
material considerations indicate otherwise" in para. 3 as they are superfluous.

Please note your representation should concisely cover all the information, evidence and supporting information
necessary to support or justify your comments, as there will not normally be another chance to make further
representations after publication stage. After this stage, further submissions will be only at the request of the
Inspector, based on the matters and issues he or she identifies for examination.

The Local Plan will be examined by an independent planning inspector. In carrying out the examination, the
inspector will consider whether the plan is consistent with the following issues.

• If you want to make representations on the way in which the Local Planning Authority has prepared the
published Local Plan, it is likely that your comments or objections will relate to a matter of legal compliance.

• If it is the actual content on which you wish to comment or object it is likely it will relate to whether the Local
Plan is positively prepared, justified, effective or consistent with national policy.

5. Do you consider the policy, chapter or paragraph you are commenting on is: (Please an X in the relevant box)

Positively prepared - meeting local needs where possible? Yes DNa ~ Dan'tKnaw D
Justified - when compared to other options? Yes D Na ~ Don't Know 0
Effective - deliverable and achievable? Yes DNa G"J Don't Know 0
Consistent with national policy? Yes D No G"J Don't Know D
Legally compliant (following proper procedures)? Yes ~Na D Don't Know 0

6. If your representation is seeking achange, do you consider it necessary to speak at the examination in public?
(please put an X in the relevant box)

No, I do not wish to speak at the examination in public:

Yes, I wish to speak at the examination in public:



If you have selected No, your representation(s) will still be fully considered by the independent Planning Inspector
by way of written representations.

7. If you wish to speak at the examination in public, please say why you consider this to be necessary:

This policy is a fundamental part of the Plan and underpins all other policies including strategic
policies/objectives. Given the nature and content of our representations made on other parts of the Plan
then it is important to be able to discuss our representations in conjunction with other parties, including the
Inspector(s) at the Examination.

Please note the Inspector will adopt the most appropriate procedure to hear those who wish to participate in the
examination.

119/12/12Date:

Please note that your comments and your contact details will be publicly available, although your private e·mail
address and telephone number will not be visible on our website.

Signature: 1 _

Notes for completing the form:

Separate notes for help in completing the form can be viewed on www.teignbridge.gov.uk/planteignbridge or posted
on request.
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Teignbridge District Council Local Plan 2013-2033:

Proposed Submission (Publication) Representation form
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Address - line 1:

Address -line 2:

Organisation: (If you are I_E_x_et_e_rE_s_ta_te_s_L_td 1 I Heynes Planning Ltd
representing that organisation) . .
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E-mail comments should be sent to planteignbridge@teignbridge.gov,uk, and postal comments to:

Plan Teignbridge Representation
Teignbridge District Council
Forde House
BruneI Road
Newton Abbot
Devon
T0124XX

Anyone wishing to make comments on the Plan this must do so by 5pm on Wednesday 19th December 2012. Any
comments received after this deadline will not be published or passed to the Secretary of State with the Local Plan.

Please let us know in aseparate communication if you wish to be kept notified about:

• the submission of the Local Plan

• the publication of recommendations by the independently appointed Inspector
• the adoption of the Local Plan

sandra.edgar
Typewritten Text
17053/2/S1/O/1234



Part B- your response. Please use aseparate form for each policy, chapter or paragraph you wish to comment on

1. To which part of the document does this representation relate?

Policy / Chapter / Paragraph (Please identify only one) S1

2. Please say whether you support or object to this part of the plan: (please put an X in the relevant box)

I Support x IObject x

3. Please give your reasons below why you are supporting or objecting to this part of the plan.

It is unclear as the Council's objectives in the wording to the first part of the policy. For example, the location
of development in its own right is an important factor/criterion in determining whether development is
sustainable. Development proposals will have to be tested against locational policies contained in the Plan in
any event so the words "Subject to other Development Plan policies which may determine the suitability of
the location for the proposed development and provide more specific or overriding requirements in a
particular case," are superfluous.

4. What changes would you suggest should be made to the plan? It would be helpful if you are able to put forward
your suggested revised wording of any policy or text as precisely as possible,

Delete the words "Subject to other Development Plan policies which may determine the suitability of the
location for the proposed development and provide more specific or overriding requirements in aparticular
case," and insert the word "All". Location of development should be added to the list of criteria,

Please note your representation should concisely cover all the information, evidence and supporting information
necessary to support or justify your comments, as there will not normally be another chance to make further
representations after publication stage. After this stage, further submissions wlll be only at the request of the
Inspector, based on the matters and issues he or she identifies for examination.

The Local Plan wlll be examined by an independent planning inspector. In carrying out the examination, the
inspector wlll consider whether the plan is consistent with the following issues.

• If you want to make representations on the way in which the Local Planning Authority has prepared the
published Local Plan, it is likely that your comments or objections will relate to a matter of legal compliance.

• If it is the actual content on which you wish to comment or object it is likely it will relate to whether the Local
Plan is positively prepared, justified, effective or consistent with national policy.

5. Do you consider the policy, chapter or paragraph you are commenting on is: (Please an X in the relevant box)

Positively prepared - meeting local needs where possible? Yes DNo ~ Don't Know D
Justified - when compared to other options? Yes o No ~ Don't Know D
Effective - deliverable and achievable? Yes ONo ~ Don't Know 0
Consistent with national policy? Yes DNo ~ Don't Know 0
Legally compliant (following proper procedures)? Yes GJ No o Don't Know D

6. If your representation is seeking achange, do you consider it necessary to speak at the examination in public?
(please put an X in the relevant box)

No, I do not wish to speak at the examination in pUblic: o



Yes, I wish to speak at the examination in public: ~

If you have selected No, your representation(s) will still be fully considered by the independent Planning Inspector
by way of written representations.

7. If you wish to speak at the examination in public, please say why you consider this to be necessary:

This policy is a fundamental part of the Plan and underpins all other policies including strategic
policies/objectives. Given the nature and content of our representations made on other parts of the Plan
then it is important to be able to discuss our representations in conjunction with other parties, including the
Inspector(s) at the Examination.

Please note the Inspector will adopt the most appropriate procedure to hear those who wish to participate in the
examination.

Please note that your comments and your contact details will be publicly available, although your private e-mail
address and telephone number will not be visible on our website.

Signature: [ .......~~~~~ _

Notes for completing the form:

Date: 119/12/12

Separate notes for help in completing the form can be viewed on www.teignbridge.gov.uk/planteignbridge or posted
on request.
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Title:
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Plan Teignbridge Representation
Teignbridge District Council
Forde House
Brunei Road
Newton Abbot
Devon
TQ124XX

Anyone wishing to make comments on the Plan this must do so by 5pm on Wednesday 19th December 2012. Any
comments received after this deadline will not be published or passed to the Secretary of State with the Local Plan.

Please let us know in a separate communication if you wish to be kept notified about:

• the submission of the Local Plan
• the publication of recommendations by the independently appointed Inspector
• the adoption of the Local Plan
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Typewritten Text
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Part 8 - your response. Please use aseparate form for each policy, chapter or paragraph you wish to comment on

1. To which part of the document does this representation relate?

Policy I Chapter I Paragraph (Please identify only one) EC1

2. Please say whether you support or object to this part of the plan: (please put an X in the relevant box)

I Support x j Object x

3. Please give your reasons below why you are supporting or objecting to this part of the plan.

We support the introduction of the policy. However it is too restrictive and needs to refer to employment
generating proposals as awhole and should not limit such proposals to defined settlement limits. The test for
acceptability in terms of location is whether the site and the proposal can create sustainable patterns and
forms of development.

4. What changes would you suggest should be made to the plan? It would be helpful if you are able to put forward
your suggested revised wording of any policy or text as precisely as possible.

Revised wording - "To support additional job creation, employment led development, including office, general
industrial and storage and distribution developments, will be acceptable in locations that contribute to
achieving sustainable patterns of development having regard to the overall objectives of the Plan and the
policies contained within it. This includes new buildings, extensions to existing buildings and changes of use
or conversions of existing buildings."

Please note your representation should concisely cover all the information, evidence and supporting information
necessary to support or justify your comments, as there will not normally be another chance to make further
representations after publication stage. After this stage, further submissions will be only at the request of the
Inspector, based on the matters and issues he or she identifies for examination.

The Local Plan will be examined by an independent planning inspector. In carrying out the examination, the
inspector will consider whether the plan is consistent with the following issues.

• If you want to make representations on the way in which the Local Planning Authority has prepared the
published Local Plan, it is likely that your comments or objections will relate to a matter of legal compliance.

• If it is the actual content on which you wish to comment or object it is likely it will relate to whether the Local
Plan is positively prepared, justified, effective or consistent with national policy.

5. Do you consider the policy, chapter or paragraph you are commenting on is: (Please an X in the relevant box)

Positively prepared· meeting local needs where possible? Yes DNo GJ Don't Know D
Justified - when compared to other options? Yes D No GJ Don't Know 0
Effective - deliverable and achievable? Yes DNo ~ Don't Know 0
Consistent with national policy? Yes o No ~ Don't Know 0
Legally compliant (following proper procedures)? Yes [Q No o Don't Know 0

6. If your representation is seeking achange, do you consider it necessary to speak at the examination in public?
(please put an X in the relevant box)

No, I do not wish to speak at the examination in public: 0



Yes, I wish to speak at the examination in public: ~

If you have selected No, your representation(s) will still be fully considered by the independent Planning Inspector
by way of written representations.

7. If you wish to speak at the examination in public, please say why you consider this to be necessary:

This policy is a fundamental part of the Plan and provides direction for proposals for employment/business
development. Given the nature and content of our representations made on other parts of the Plan, then it
is im portant to be able to discuss our representations in conjunction with other parties, including the
Inspector(s), at the Examination.

Please note the Inspector will adopt the most appropriate procedure to hear those who wish to participate in the
examination.

Please note that your comments and your contact details will be publicly available, although your private e-mail
address and telephone number will not be visible on our website.

Signature: ['--- __
Date:

1
1911

2/12

Notes for completing the form:

Separate notes for help in completing the form can be viewed on www.teignbridge.gov.uk/planteignbridge or posted
on request.
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E-mail comments should be sent to planteignbridge@teignbridge.gov.uk, and postal comments to:

Plan Teignbridge Representation
Teignbridge District Council
Forde House
Brunei Road
Newton Abbot
Devon
TQ124XX

Anyone wishing to make comments on the Plan this must do so by 5pm on Wednesday 19th December 2012. Any
comments received after this deadline will not be published or passed to the Secretary of State with the Local Plan.

Please let us know in aseparate communication if you wish to be kept notified about:

• the submission of the Local Plan

• the publication of recommendations by the independently appointed Inspector
• the adoption of the Local Plan
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Part 8 - your response. Please use aseparate form for each policy, chapter or paragraph you wish to comment on

1. To which part of the document does this representation relate?

Policy I Chapter I Paragraph (Please identify only one) S3

2. Please say whether you support or object to this part of the plan: (please put an X in the relevant box)

ISupport x IObject x

3. Please give your reasons below why you are supporting or objecting to this part of the plan.

We support a policy that identifies the strategic requirement for the delivery of employment development in
the District both in quantitative and spatial terms. However for the reasons set out in the Heynes Planning
letter dated 19th Dec. 2012 we consider that the policy does not meet the tests of soundness as identified in
para. 182 of the NPPF. Most specifically the policy falls short in terms of the amount of employment land to
be delivered and the location for it. It is not founded, in our view, on aproper understanding of the key issues
surrounding delivery both in practical terms and having regard to the requirements of the NPPF.

4. What changes would you suggest should be made to the plan? It would be helpful if you are able to put forward
your suggested revised wording of any policy or text as precisely as possible.

The policy should identify the overall employment land requirement as well as identify annual rates of delivery
and it should be made clear as to what evidence has been used to determine this in the Explanatory Text.
The amount of employment development to be distributed across the District should be amended to cater for
15 to 20% provision at SW Exeter.

Please note your representation should concisely cover all the information, evidence and supporting information
necessary to support or justify your comments, as there will not normally be another chance to make further
representations after publication stage. After this stage, further submissions will be only at the request of the
Inspector, based on the matters and issues he or she identifies for examination.

The Local Plan will be examined by an independent planning inspector. In carrying out the examination, the
inspector will consider whether the plan is consistent with the following issues.

• If you want to make representations on the way in which the Local Planning Authority has prepared the
published Local Plan, it is likely that your comments or objections will relate to amatter of legal compliance.

• If it is the actual content on which you wish to comment or object it is likely it will relate to whether the Local
Plan is positively prepared, justified, effective or consistent with national policy.

5. Do you consider the policy, chapter or paragraph you are commenting on is: (Please an X in the relevant box)

Positively prepared - meeting local needs where possible? Yes D No ~ Don't Know D
Justified - when compared to other options? Yes D No ~ Don't Know D
Effective - deliverable and achievable? Yes DNo ~ Don't Know 0
Consistent with national policy? Yes ONo ~ Don't Know D
Legally compliant (following proper procedures)? Yes ~ No o Don't Know D

6. If your representation is seeking achange, do you consider it necessary to speak at the examination in public?
(please put an X in the relevant box)

No, I do not wish to speak at the examination in public: o



Yes, I wish to speak at the examination in public: ~

If you have selected No, your representation(s) will still be fully considered by the independent Planning Inspector
by way of written representations.

7. If you wish to speak at the examination in public, please say why you consider this to be necessary:

This policy is a fundamental part of the Plan and provides the strategic policies/objectives for
employment/business development. Given the nature and content of our representations made on other
parts of the Plan then it is important to be able to discuss our representations in conjunction with other
parties, including the Inspector(s), at the Examination.

Please note the Inspector will adopt the most appropriate procedure to hear those who wish to participate in the
examination.

1
19112

/11
Date:

Please note that your comments and your contact details will be publicly available, although your private e-mail
address and telephone number will not be visible on our website.

Signature: [~.~~~-~~~~~~ -...J

Notes for completing the form:

Separate notes for help in completing the form can be viewed on www.teignbridge.gov.ukJplanteignbridge or posted
on request.
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Part B- your response. Please use aseparate form for each policy, chapter or paragraph you wish to comment on

1. To which part of the document does this representation relate?

Policy I Chapter I Paragraph (Please identify only one) EC3

2, Please say whether you support or object to this part of the plan: (please put an X in the relevant box)

ISupport x l_o_b_je_ct ~

3. Please give your reasons below why you are supporting or objecting to this part of the plan.

We support the introduction of the Policy.

4. What changes would you suggest should be made to the plan? It would be helpful if you are able to put forward
your suggested revised wording of any policy or text as precisely as possible.

Please note your representation should concisely cover all the information, evidence and supporting information
necessary to support or justify your comments, as there will not normally be another chance to make further
representations after publication stage. After this stage, further submissions will be only at the request of the
Inspector, based on the matters and issues he or she identifies for examination.

The Local Plan will be examined by an independent planning inspector, In carrying out the examination, the
inspector will consider whether the plan is consistent with the following issues.

• If you want to make representations on the way in which the Local Planning Authority has prepared the
published Local Plan, it is likely that your comments or objections will relate to a matter of legal compliance,

• If it is the actual content on which you wish to comment or object it is likely it will relate to whether the Local
Plan is positively prepared, justified, effective or consistent with national policy,

5. Do you consider the policy, chapter or paragraph you are commenting on is: (Please an X in the relevant box)

Positively prepared - meeting local needs where possible? Yes !2J No D Don't Know 0
Justified - when compared to other options? Yes ~No D Don't Know 0
Effective - deliverable and achievable? Yes ~ No D Don't Know D
Consistent with national policy? Yes [Q No D Don't Know 0
Legally compliant (following proper procedures)? Yes ~No D Don't Know D

6. If your representation is seeking achange, do you consider it necessary to speak at the examination in public?
(please put an X in the relevant box)

No, I do not wish to speak at the examination in public: o
Yes, I wish to speak at the examination in public: ~

If you have selected No, your representation(s) will still be fully considered by the independent Planning Inspector
by way of written representations.



7. If you wish to speak at the examination in public, please say why you consider this to be necessary:

This policy provides the policy direction for employment/business development. Given the nature and
content of our representations made on other parts of the Plan, it is important to be able to discuss our
representations in conjunction with other parties, including the Inspector(s), at the Examination.

Please note the Inspector will adopt the most appropriate procedure to hear those who wish to participate in the
examination.

1
19/1

2/12Date:

Please note that your comments and your contact details will be publicly available, although your private e-mail
address and telephone number will not be visible on our website.

Signature: [ ~ _

Notes for completing the form:

Separate notes for help in completing the form can be viewed on www,teignbridge.gov.ukJplanteignbridge or posted
on request.
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Part B- your response. Please use aseparate form for each policy, chapter or paragraph you wish to comment on

1. To which part of the document does this representation relate?

Policy I Chapter I Paragraph (Please identify only one) SWE2

2. Please say whether you support or object to this part of the plan: (please put an X in the relevant box)

ISupport x IObject x

3. Please give your reasons below why you are supporting or objecting to this part of the plan.

We support the introduction of an employment allocation adjacent to the Exeter Estates Business Park (aka
Peamore Garage) but consider that on the basis of the contents of the Heynes Planning letter dated 19th

December 2012 that the proposed allocation should be extended by up to 18 hectares with the policy re
worded as appropriate. The policy should also be as flexible as possible to attract a range of suitable
businesses.

4. What changes would you suggest should be made to the plan? It would be helpful if you are able to put forward
your suggested revised wording of any policy or text as precisely as possible,

Revised wording - "A site of approximately 18 hectares is allocated on land adjacent to Exeter Estates
Business Park for employment development. This will provide a mix of employment uses as appropriate to
the site and its wider context, ensuring that there is also a mix of unit size to attract suitable businesses. Any
proposals for development will have regard to other policies in the Plan."

Please note your representation should concisely cover all the information, evidence and supporting information
necessary to support or justify your comments, as there will not normally be another chance to make further
representations after publication stage. After this stage, further submissions will be only at the request of the
Inspector, based on the matters and issues he or she identifies for examination.

The Local Plan will be examined by an independent planning inspector. In carrying out the examination, the
inspector will consider whether the plan is consistent with the following issues.

• If you want to make representations on the way in which the Local Planning Authority has prepared the
published Local Plan, it is likely that your comments or objections will relate to a matter of legal compliance.

• If it is the actual content on which you wish to comment or object it is likely it will relate to whether the Local
Plan is positively prepared, justified, effective or consistent with national policy.

5. Do you consider the policy, chapter or paragraph you are commenting on is: (Please an X in the relevant box)

Positively prepared - meeting local needs where possible? Yes D No ~ Don't Know D
Justified - when compared to other options? Yes D No ~ Don't Know D
Effective - deliverable and achievable? Yes ~No D Don't Know D
Consistent with national policy? Yes ~No o Don't Know 0
Legally compliant (following proper procedures)? Yes ~ No o Don't Know D

6. If your representation is seeking achange, do you consider it necessary to speak at the examination in public?
(please put an X in the relevant box)

No, I do not wish to speak at the examination in public: o



Yes, I wish to speak at the examination in public: ~

If you have selected No, your representation(s) will still be fully considered by the independent Planning Inspector
by way of written representations,

7. If you wish to speak at the examination in public, please say why you consider this to be necessary:

This policy is a fundamental part of the Plan and provides for employmenUbusiness development. Given
the nature and content of our representations made on other parts of the Plan it is important to be able to
discuss our representations in conjunction with other parties, including the Inspector(s), at the Examination.

Please note the Inspector will adopt the most appropriate procedure to hear those who wish to participate in the
examination.

Please note that your comments and your contact details will be publicly available, although your private e-mail
address and telephone number will not be visible on our website.

Signature: Date: 119/12112

Notes for completing the form:

Separate notes for help in completing the form can be viewed on www,teignbridge.gov.uk/planteignbridge or posted
on request.
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1. Introduction and background

1.1 Savilis Planning acts for Exeter Estates Ltd in respect of the ongoing revitalization

and promotion of the Peamore Centre (locally known as Frank Tuckers'), Kennford.

The site is a well established local employment site on the edge of Exeter, although it

is within Teignbridge's administrative area. The site has seen a number of recent

planning applications, most notably a first floor extension to the existing office

premises (TDC ref. 09/01815/FUL) and various extensions to the side and rear of an

existing warehouse (TDC ref. 09/01816/FUL). Both applications were approved in

August 2009. Exeter Estates Ltd has been in discussions with Teignbridge District

Council for some time and this Core Strategy consultation provides a further

opportunity for constructive dialogue between Exeter Estates Ltd and Teignbridge

District Council.

1.2 The land subject to this representation is shown on a plan appended to this statement

and extends to almost 24 ha. Since the last representation, a portion of the site has

been identified for provision of employment generating uses as shown below.

Opeflllrnl grean!
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1.3 Work has been undertaken in respect of landscape and visual impact along with work

on the impact on the highways network and sustainable travel, drainage and utilities.

The representation is supported by a 'Preliminary Landscape and Visual Appraisal'

prepared by Savills and a 'Technical Constraints appraisal' prepared by WSP.

Further work on the matters highlighted above will be submitted as and when

required.

1.4 In terms the existing planning policy framework, the Structure plan remains part of the

development plan. Policy ST17 sets out housing and employment requirements

across Devon and requires 55 hectares of employment land across Teignbridge, with

30 hectares at Newton Abbot. The broad quantum of development is proposed to

continue in the Core Strategy, with 60 hectares of employment land being required.

1.5 Given concerns over the relative age of Local Plan policy, a Draft Employment Land

Supplementary Planning Document was produced to provide some certainty over

interpretation of the relevant saved policies. In addition it has been published 'to

ensure that the new employment development that Teignbridge needs can be

brought forward urgently'.

1.6 Saved Local Plan Policy E3 is a permissive policy and the SPD confirms that 'there

should be a flexible approach to the location of industry to aid local employment

opportunities and to strike a balance between this need and the protection of

amenity'. In relation to the visual impact of any proposed employment development,

the SPD states that 'a balanced view will be taken by the Local Planning Authority,

taking the economic benefits of the development into consideration:

1.7 The SPD acknowledges that the Local Plan does not include any specific policy

guiding the expansion of existing employment areas or businesses. This is noted as

being 'particularly important to the local economy; retention and expansion of existing

businesses are likely to be a key element of economic growth in the area'. The SPD,

therefore states that the following policy guidance will be applied to expansion

proposals.

'Proposals to expand existing employment sites onto land subject to restrictive

policies will be permitted where the economic benefit of the proposal outweighs any
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harm to the objectives of the relevant policy, taking account of mitigation measures

within the proposal'.

1.8 Whilst this is a clear statement of what the discretionary nature of the English

planning system should be doing in any event, it is a welcome recognition of the

particular importance that the Local Planning Authority should attach to the urgent

delivery of employment development within the district. In addition,

acknowledgement of the potential limiting nature of infrastructure contributions on

often marginally viable employment development is also welcome. This interim

policy position has found its way into the Core Strategy largely intact.

1.9 This brief representation provides a brief overview of the evidence base used by the

local planning authority to justify its proposed spatial approach on the issue of

employment floorspace in the next section and then proceeds to comment on specific

parts of the Core Strategy in plan order.
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2. Teignbridge Employment Land Review (February 2010)

2.1 Teignbridge District Council commissioned Roger Tym & Partners to undertake an

Employment Land Review, the final report of which was published in February 2010.

Whilst the policy as set out above provides the relevant framework, the findings of the

Review provide some impetus and evidence to strengthen the case for proactive

delivery of employment floorspace in the short term. The Review was written with the

RSS targets being a relevant consideration. The findings are still considered relevant

as the emerging Core Strategy places similar emphasis on growth, specifically to the

south west of Exeter, as the RSS.

2.2 As context, the Review highlights to problem of lack of self containment and the

significant levels of out commuting. In setting out the local economy, the Review

notes, in paragraph 3.35, that Teignbridge has been 'largely serving the booming

Exeter service economy'. Of particular note is the issue of relative job density as set

out in table 3.8. This demonstrates that Teignbridge significantly lags behind all

neighbouring local authority areas in the number of jobs available for every working

age resident. Exeter has a high job density of 1.18 and this is clearly a determining

factor in the low job density figure for Teignbridge of 0.68. Other areas bordering

onto Exeter, East and Mid Devon are both affected by the strength of the Exeter

economy, but this effect is not as marked as for Teignbridge. This may be

attributable to the additional effect of the number of jobs available within Torbay and

also Plymouth. Paragraph 3.94 states that this problem may be exacerbated by high

housing growth. As the emerging Core Strategy plans for high housing growth it is

doubly vital that employment development is delivered quickly to address existing

deficiencies and also to prevent the problems of land of self containment and high out

commuting becoming worse.

2.3 Paragraph 4.14 notes that 'there is a steady stream of occupier demand and take up

for units of between 500 sq m and 3,000 sq m. This continued demand is from

medium and larger sized companies particularly engaged in manufacturing and sub

regional distribution activities. These are largely indigenous companies who are

growing and want to remain in the same locality'. In addition paragraph 4.31 notes

'unsatisfied requirements for open storage sites between 1,000 sq m and 2,000 sq'
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2.4 The Review, in paragraph 4.19, highlights a shortage of suitable existing buildings or

development opportunities. This not only discourages inward investment and jobs,

but actively encourages, by default, successful businesses that wish to grow to look

outside the district for new premises. Paragraph 4.46 highlights this phenomenon by

reference to two large businesses relocating outside the district. Paragraph 4.64

states that 'there remains a shortage of bUildings over 1,000 sq m, to attract

investment from medium and larger occupiers. Many of these occupiers would

consider and could afford design and build projects but there is a shortage of

deliverable, serviced land'.

2.5 Chapter 5 of the Review addresses future requirements and identifies a net

commuting balance as the ideal. Whilst this idealistic aim is unrealistic, a move

towards zero net commuting 'would improve the level of self containment: This self

containment is a clear policy aim as set out above.

2.6 Table 5.17 sets out the share of future employment allocations, with an understated

emphasis on the land to the south west of Exeter in our view. Paragraph 5.81 makes

a very important admission in stating that 'how much and where employment land is

allocated between settlements should not depend only on demand (where

businesses will want to locate) and policy objectives for improving self containment.

It must take account of the availability and quality of existing and planned

employment sites across the district:. In other words, if the policy imperatives of

delivery of economic growth and jobs and greater self containment are to be

addressed some flexibility in policy interpretation will be necessary; it is more

important to have the jobs and growth than inflexible adherence to a spatial strategy.

This recognition is coupled with a shortfall in deliverable employment land, defined in

paragraph 6.55 as only 0.55 hectares at the time of writing the Review.

2.7 The Review makes a recommendation concerning new B-space allocations, which is

set out in Table 5.17 on page 87. Whilst the approach used in arriving at the

recommendations is a relatively logical approach, Le. bigger places attract more

employment development, the one big failing is that the thinking stops at the

administrative boundary with Exeter and ignores the City's presence and the fact that

land to the south west of Exeter should be approached in terms of the cross

boundary relationships. The level of employment floorspace should not be based on
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the existing level of population. Paragraph 33 of the Review highlights the potential

to provide employment f100rspace to the south west of Exeter. This is addressed to

some degree by paragraph 5.81 as referred to above.
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3. Responses to the Core Strategy Preferred Options 2013 - 2033

3.1 Paragraph 1.5 - In broad terms, we support the reference to the need for a strong

economy in this section of the plan. We understand the need for efforts to address

the issues of self containment and high levels of out commuting. The Core Strategy

as a whole is very inward looking, however, in our view, and ignores the very

important inter-relationships and inter-dependencies with surrounding areas, in

particular with Exeter. This is especially apparent in relation to provision of

employment floorspace. Whilst greater self containment will be especially relevant to

Newton Abbot for instance, the considerations will not necessarily apply district wide.

For the edge of Exeter area the consideration will be to build on the growth and

economic success of the city. The site at Peamore can fulfil this role and can deliver

growth and employment floorspace at a time of undersupply.

3.2 Paragraph 1.8 - We support reference to the need for a good range of jobs

throughout the district. The site at Peamore will be able to respond to demand and

provide land for a range of employment generating uses with good links into Exeter

and the strategic road network.

3.3 Policy S3 - This policy sets a target of 3 hectares of employment land to be

developed in every year of the plan on average and also expects there to be a five

year deliverable supply at anyone time during the plan period. Given paragraph 5.81

of the Employment Land Review, we question the distribution as set out in the policy

text and consider that this should be interpreted flexibly. Given the tests of

soundness as set out in Planning Policy Statement 12, there is a need for flexibility

and we consider that, given the importance of the inter relationship with Exeter the

level of growth set out for south west Exeter should be increased to reflect this. This

growth should be accommodated on the land set out in Appendix 1 of this

representation. We note reference to proactively manage supply and would welcome

clarification of how this would operate in principle within the next iteration of policy.

3.4 A broader point on the issue of how the Core Strategy addresses employment

generating uses is that we consider that the wider definition of economic development

as set out in Planning Policy Statement 4 should be used. The wording of the Core

strategy points more towards an archaic interpretation along the lines of B uses only.
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3.5 Paragraph 2.8 - We welcome reference in this section of supporting text for active

intervention in delivery of employment land and look forward working with the local

planning authority in respect of the Infrastructure Delivery Plan. Bringing employment

land forward at Peamore is likely to be a marginal activity and the infrastructure

requirements to deliver this provision would benefit from being included within the

overall 'infrastructure calculation'.

3.6 Paragraph 2.9 - This paragraph states that the Employment Land Review assessed

market demand and 'found that the majority was to be found in the Newton

Abbot/Heart of Teignbridge area with significant demand on the edge of Exeter'. This

leads one to reassess the distribution as set out in Policy 83 where 60%+ is expected

to be delivered at the Heart of Teignbridge, but only 3% to the south west of Exeter.

There appears to be something lost in translation between the statement in

paragraph 2.9, the evidence in the Employment Land Review and the policy intent as

set out in Policy 83. In our view, there is a clear argument for the 3% to the south

west of Exeter to be increased substantially. This paragraph also states that there is

a need to rebalance local economies. As stated above, we understand a policy drive

to focus employment growth at Newton Abbot but consider that this rebalancing

exercise should include more focus on the area to the south west of Exeter.

3.7 Policy 87 - We consider that Policy 87 should be deleted as it is a 'statement of

intent' rather than an implementable policy. Development will be required to accord

with national targets, as referred to in supporting text. If the local planning authority

wishes to retain reference to carbon reduction, the policy should be redrafted.

3.8 Policy 88 - We support this principle in as much as it emphasises the need for

provision of employment generating uses.

3.9 Paragraph 3.1 - We draw attention back to the definition within PP84 and the need

for a wider definition of economic development.

3.10 Policy EC3 - This is a continuation of the draft 8PD policy as set out above, with the

inclusion of reference to 'rural employment'. We supported the emphasis within the

SPD, but fail to see the need for this approach to be restricted to rural employment.

Whilst this could be interpreted as relating to the land at Peamore, we are concerned

that it could be interpreted as not inclUding land at Peamore as it is on the edge of

Exeter rather than being truly 'rural'. The policy intent within the SPD is clearly
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pointing towards delivery of employment generating uses and there is no particular

reason why expansion of an existing employment area in an area defined as rural

should be viewed more positively than the expansion of an existing employment site

in an area defined as not being rural. We consider that the SPD text as highlighted

above forms a better basis for Policy EC3 than the current wording.

3.11 Policy EN 12 - The accompanying baseline visual assessment seeks to retain key

trees and hedges and provides guidance on suitable landscape mitigation and

planting.

3.12 Chapter 7 - The Regional Spatial Strategy proposed Area of Search 4C

encompassing the land at Peamore. The Core Strategy maintains this area as a

focus for growth which we support.

3.13 Paragraph 7.1 - We support reference to the vital nature of supporting the economic

success of Exeter as something of importance for the region and Teignbridge

residents.

3.14 Paragraph 7.3 - We support reference to the ability of Teignbridge to actively playa

role in supporting Exeter's growth and function within the administrative boundaries of

Teignbridge.

3.15 Policy SWE1 - This policy is the written articulation of the accompanying plan

showing the proposed urban extension to the south west of Exeter. We welcome and

support reference to the need for jobs within this area and refer back to the wider

PPS4 definition. Given the limited allowance for employment floorspace within policy

S3 of 3% for the area to the south west of Exeter, we note that SWE1(c) requires at

least (my emphasis) of employment land. We note that this equates to 10% of the

overall strategic requirement for 60 hectares of employment land. We support

reference to the need for at least 6 hectares of employment land in this area and

suggest that there is scope to extend the extent of the allocated land at Peamore to

encompass more land. This will aid viability and deliverability of urgently needed

employment land.

3.16 Paragraph 7.5 - We note reference to the need for an agreed masterplan for the

proposed urban extension. We consider that this is more relevant to the area to the
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north of the A30 and should not prevent the delivery of employment land at Peamore,

which can be delivered independently.

3.17 Paragraph 7.7 - Objective number 5 refers to small scale employment opportunities

at Peamore. In our view this significantly downplays the potential importance of this

area in terms of delivering employment generating development. Delivery of

employment within the area of land to the north of the A30 will take some time,

whereas development at Peamore can be delivered much more swiftly. The balance

therefore needs to change within this objective so that land at Peamore has a much

more important and acknowledged role in delivering growth and jobs rather than it

seemingly being an afterthought. Objective 6 refers to the provision of 'key arrival

points'. We consider that the draft allocated land to the south of the existing

employment site at Peamore provides a fantastic opportunity to signpost the area as

an arrival point into Exeter and as a landmark. We would welcome further discussion

with the local planning authority on how best to achieve this in the most appropriate

fashion.

3.18 Paragraph 7.18 - We support reference to flexibility on phasing and consider that the

employment at Peamore can be delivered independently of land to the north of the

A30.
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6. Conclusion

6.1 In conclusion, preliminary investigations indicate that the provision of employment

generating uses on the land at Peamore is deliverable. We consider that the area

currently identified in the Core strategy to the south of the existing employment area

could be expanded, considering the identified need and demand, whilst taking visual

impact into account in accordance with the accompanying landscape appraisal.

6.2 In terms of delivering jobs and prosperity, we welcome reference to assistance via the

infrastructure delivery plan to enable employment sites to get off the ground. We look

forward to working with the local planning authority in order to deliver economic

growth and jobs for Teignbridge over the plan period.



Teignbridge District Council Core Strategy Preferred Options 2013 - 2033
Land at Peamore

Appendix 1





166

EXETER ESTATES.

REPRESENTATION FOR LAND TO
THE EAST OF THE PEAMORE
GARAGE SITE, ALPHINGTON.

LANDSCAPE APPRAISAL

A.L.S. Landscape Architecture Ltd.
(Chartered Landscape Architects)
Bell Tower House,
Meeting Street,
AppJedore,
Bideford,
North Devon,
EX39IRJ.

TeL 01237423777
e-mail: lscape@btconnect.com

December 2012.



CONTENTS. PAGE.

INTRODUCTION 1

1.0 THE EXISTING SITE. 2

2.0 GENERAL LANDSCAPE ASSESSMENT 8

3.0 PLANNING POLICY CONTEXT 10

4.0 BRIEF VISUAL SURVEY 15

5.0 DEVELOPMENT CRITERIA 20

6.0 GENERAL ASSESSMENT OF
POTENTIAL VISUAL IMPACT 25

7.0 GENERAL ASSESSMENT OF
POTENTIAL LANDSCAPE IMPACT 28

8.0 CONCLUSION 29

APPENDICES :-

• Plan 1 - Summary Visual Appraisal.

• Aerial Photographs:
1 = Existing Site.
2 = Site Design Criteria.

• Photographic figures 1 - 9.



o

o

o

o

INTRODUCTION.

This Landscape Appraisal has been prepared on behalf of Exeter
Estates. It is intended to support a Representation for the designation
ofan area of agricultural land to the east of the Peamore Garage, Truck
and Distribution Centre, at Alphington, as an Employment Site within
the emerging Teingbridge Local Plan.

An Outline Application has already been made for mixed BIC, B2 and
B8 land-use for an area to the south of the Centre, which has now been
identified for Employment Development in the emerging Plan (see
section 3.0), and a full Landscape and Visual Impact Assessment has
been submitted with that Application. Whilst this Appraisal is not
intended to be as specific it will, nonetheless, draw on the same
background information and conclusions, where applicable, to the Site
that is now the subject of the Representation.

The Site (which is 13-04 Ha, in extent) lies between Days Potties Lane
to the north, and the A38 to the south, and is in an area of open
countryside that falls within a designated Area of Great Landscape
Value. However, as noted above the adjoining site to the south ofthe
Centre has been given a revised status as Employment Land(subject to
the current Consultation Process), following previous Representations
by Exeter Estates. The Landscape and Visual Impact Assessment
submitted with the Outline Application demonstrated that, with
appropriate development, an Employment Site adjacent the Centre, to
the south, would not be of significant detriment either to local
Landscape Character or Visual Amenity. This Appraisal will
therefore present similar arguments in support of the inclusion of the
area to the east of the Centre within a wider designated Employment
Site. A particular consideration will be that of the potential
Cumulative Effect of additional development in juxtaposition with the
existing Truck Centre, and development to the south of the Centre,
should it be granted Consent.

The Assessment in this report relates to Outline Proposals as shown on
Gould-Singleton Architects' drawings.
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1.0

1.1

•

•

•

•

•

•

•

THE EXISTING SITE.

Site Description and Context.
(Refer to Aerial Photographic Figure 4.)

The Site is located to the southwest of the River Exe Estuary,
approximately 4·5 Km from the centre of the City ofExeter.

The Site and adjacent Peamore Truck Centre are contained by the
A30(T) to the northeast and A38(T) to the southeast. The A30 and
A3 8 in turn link to the M5 motorway at a large junction located around
0-5 Km northeast of the Site. These roads are dominant features in the
landscape immediately surrounding the Site, giving rise to noise
intrusion and views from surrounding areas of fast moving vehicles,
deep cuttings and embankments, signage and road bridges.

There are also several telecommunications masts located on an area of
prominent, high ground near the M5/ A30 / A38 junction, which
together with the roads, affect the setting of some dwellings in the
locality.

The Truck Centre includes several large commercial sheds near the
northern and western boundaries, with materials storage areas and
truck and trailer parking in the eastern and southern areas. There are
also low rise office buildings in the north western corner and a petrol
station and garage on the western boundary by the A379. Access into
and out of the Truck Centre is from the A379. The existing Truck
Centre covers an area of land approximately 5·4 Hectares (Ha) in size.

The northern boundary of the Site and Peamore Truck Centre is edged
by Days PottIes Lane which links the A379 with Exminster, 2 Km to
the east ofthe Site.

The Site is edged to the north along the boundary with Days PottIes
Lane with timber post and rail fencing and a gappy hedgerow. (Fig. 1.)
Timber post and rail fencing marks the southern boundary of the Site,
alongside the A38 embankments. (Fig.2.) On the banks are growing a
mix of coarse grasses, scrub, and both individual as well as groups of
trees. The eastern boundary of the Site is edged with timber post and
wire fencing and low level herbaceous and scrub vegetation.

Low rise timber pylons carrying overhead cables cross the Site from
northwest to southeast.
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1.2

1.3

•

•

•

•

•

•

There are no buildings on the Site. Apart from Exminster, the nearest
settlements are Shillingford St. George and Shillingford Abbot, located
approximately 1'4 km from the Site to the west and northwest,
respectively.

There are several individual dwellings and farm houses, or small
groups of dwellings in the landscape surrounding the Site, described
further on in this Appraisal.

Topography.

The landscape surrounding the Site is undulating, and the site itself
rises generally from south to the north. The lowest part of the Site is
situated alongside the A38, which lies at around 40 m Above Ordnance
Datum (AOD). The site rises towards Days PottIes Lane where it
reaches approximately 60 m AOD. Within the Site itself there is
further topographical variation, with a notable 'dip' in the landform in
the south-central section. The northeastern part of the Site is the most
prominent area, and can be seen from some viewpoints in the
surrounding landscapes to the southeast, south, and southwest.

The Peamore Truck Centre is situated on land lying between 50 m
AOD and 60 m AOD and is partially visible from dwellings, roads and
Public Rights of Way surrounding the Site. While the structures are
located on an elevated and prominent area of ground, the existing
planting around the periphery of the Truck Centre, and muted colours
to most buildings and structures, provides visual screening and a green
backdrop. (Fig.3.) This helps to integrate the buildings and structures
into the landscape setting, so that these are largely unobtrusive in local
views despite being located on an elevated part ofthe Site.

Several hills and ridges surround the Site to the east, north, south and
west, which reach levels of between 60 m AOD to over 100 m AOD.
When combined, these landforms create physical and visual enclosure
to the Site, separating it from the wider landscape setting.

Vegetation.

The landscape immediately surrounding the site comprises a mix of
arable and pasture fields with a network ofdense hedgerows which run
alongside roads and lanes, and divide fields. Tall hedge-banks and
trees also line local narrow lanes. Within the hedgerows there are
some more dense areas of trees, particularly along major roadsides, and
occasional to frequent hedgerow trees. There are also several small
areas of woodlands and belts of trees which are often located along
local ridgelines or areas of high ground, including some distinctive
Conifers planted to the east of the site.
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• South of the A38 the rising slopes are covered with a large area of
deciduous woodland with some coniferous trees.

• The existing Peamore Truck Centre is edged to the eastern and
southern boundaries by belts of mixed deciduous and coniferous tree
and shrub planting which partly obscures views towards the buildings.
Along the northern boundary, hedges and Oak trees along Days Potties
Lane create enclosure and visual screening to the existing buildings
and structures.

• The major roads around the Site are edged with varying levels ofgrass,
tree, hedge and scrub cover, with some areas of bare ground/rock on
steep road cuttings.

• A particularly important local feature is a Copse just to the south west
corner of the Site of mature Willow, Ash and Sycamore. This Copse
provides a visual link with Kenbury Wood on the opposite side of the
A38 and is a major visual obstruction to the site in close range views
from the A38.
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1.4 Landscape Character.

A review of the published Landscape Character Assessments
indicates that the following Landscape Character Areas are
relevant to the Site:

• National Level.
National Character Area (NCA) 148 - Devon Redlands. This
is described as, «a varied, hilly landscape cut through by steep
sided valleys with wide floodplains. Villages, hamlets and
farmsteads in areas with hedge-banks and winding lanes,
contrast with extensive urban development, roads and railways
on lower valleys. There are large woodlands on steep valley
sides, as well as smaller irregular woods and many trees
including within hedgerows." Roads and associated
developments influence Landscape Character, and it is stated as
being important to maintain Character with initiatives such as
woodland, hedge-bank and hedgerow tree management and
restoration strategies.

• Regional Level.
The Devon Landscape 2002: Devon Landscape Character
Zone (LCZ) 10 - Haldon Ridge, and close to LCZ 5 - Exeter
and Estuary Fringe. The document states that to protect
Landscape Character and create distinctiveness, new
development should respect topography, the balance of built
areas with open spaces and tree-scapes, as well as aspect,
shelter and road patterns. New development can also create
landmarks aiding orientation.

• Local Level.
Teignbridge Landscape Character Assessment (2009):
Landscape Character Area - Exe Estuary and Farmlands,
constituent Landscape Character Type (LCT) - 3B Lower
Rolling Farmed and Settled Slopes, and constituent Landscape
Description Unit (LOU) - 509.

• The Exe Estuary and Farmlands are described as being
influenced by urban development close to Exeter, where the
M5 converges with major roads and modem developments, and
affecting scenic quality and tranquillity. Elsewhere the
undulating landscape comprises pasture and arable fields with a
network ofgreen hedgerows, and mature trees, sunken winding
lanes with tall hedge-banks, and nucleated settlement. Within
valleys and ridges, views are frequently restricted by landform
and woodlands which create enclosure.

• The 2009 Teignbridge Assessment concludes that the overall
landscape character sensitivity and visual sensitivity of the Exe
Estuary and Farmlands LCA are both "moderate".
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1.5

1.6

•

•

•

•

•

The Strategic Guidelines and Recommendations for the Exe
Estuary and Farmlands state that new development should
conserve extensive views across the landscape, and conserve
and enhance patterns of fields, woodlands, hedgerows and
narrow lanes, creating roadside planting to major road
corridors. To enhance and restore rural character and
tranquillity, development should be sensitively located,
avoiding prominent ridges and valley sides, while
improvements to historic lanes should reflect their rural
character.
LeT 3B Lower Rolling Farmed and Settled Slopes, is described
as rolling slopes west of the Exe Estuary, with varied field sizes
in an irregular pattern and with low boundaries and many
hedgerow trees. There are several main roads, as well as
winding, often narrow lanes, sometimes edged with earth
banks. Tranquillity is reduced close to main transport routes
and towns. There are occasional dramatic views across valleys
and estuaries.

Landscape Character of the Site.

The Site is located within the broadly defined Area ofGreat Landscape
Value. However, it is of ordinary character, and contains no
distinguishing landscape features. The character of the Site is strongly
influenced by the busy roads and associated engineered structures
which surround it, as well as the existing Truck Centre and
communications masts in the vicinity. Of further detriment to local
landscape quality is the prominent Waste Management Site on the
opposite side of the A38. Any development on the Site would
therefore not be incongruous in the context of existing nearby land
uses.

Historic Landscape.

An Archaeological Report by Archaeology and Planning Solutions
states that there are no Designated Heritage Assets within the footprint
of the Site. However, the Copse (which surrounds a hollow) to the
south west of the Site was once part of the grounds of Kenbury House
(built in 1688) as shown on the 1889 Ordnance Survey, which was
demolished to make way for the A38.

North of the Site, a 7·81 Ha area of land by the A379 bridge crossing
over the A30, northwest of the Site is designated as a Scheduled
Ancient Monument (SAM). This 'enclosure' is not accompanied by
further description of its nature. Several other SAMs are located in
the landscape surrounding the Site, which include earthwork features
and a former Cemetery.
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• There are two listed buildings located within 1-2 Km of the Site.
These are 'Peamore Cottage and Adjoining Garden Wall' (Grade II)
and 'Nos. 1-4 inclusive Peamore House' (Grade II) to the east and west
of the A379 respectively, and shown on Plan 1. Several other listed
buildings are located in the wider landscape area surrounding the Site,
most notably Haldan Belvedere. (Also known as Lawrence Castle.)
The Belvedere Tower is prominent on an elevated position on the
Haldon Ridge and is visible from the Site at a distance of 4-5 Km. It
is a grade II (Star) Listed Building and was constructed in 1788 as a
centre piece for the Haldon Estate by Sir Robert Falk, dedicated to the
memory of Major General Stringer Lawrence, founder of the Indian
Army. Today it is hired-out for Civil Marriages and the top floor is let
as a holiday apartment. The Belvedere is set within its own grounds
within the wider area ofHaldan Forest Park.
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2.0

2.1

2.2

•

•

•

GENERAL LANDSCAPE ASSESSMENT.

Quality and Sensitivity.

The Landscape and Visual Impact Assessment submitted with the
Outline Application for the site south of the Truck Centre considered
both the Landscape Quality and Landscape Sensitivity of the locality,
as defined by the Countryside Agency. It was concluded that it was of
'medium' quality (i.e. "a landscape with moderate sense ofcharacter")
and of 'low' sensitivity (i.e. the landscape "can reasonably
accommodate moderate to substantial change".) This latter evaluation
was based on the existence of major 'urbanising' intrusions, notably
the A38 corridor, the Truck Centre itself and overhead powerlines.
The A38 cuts through the landscape unsympathetically, with steep
cuttings and embankments sharply at variance with the characteristic
rolling topography.

Landscape Sensitivity and Capacity Studies are being developed for
South West Exeter as part of the Local Development Framework
process and will inform the master planning ofgrowth areas identified
in the emerging Core Strategy. Nonetheless, the Landscape Character
Type of the 'Lower Rolling Farmed and Settled Slopes' (including
Landscape Description Unit 509) is considered to be of 'Moderate
Sensitivity', and given the intrusions referred to above, it is argued that
this localised area is atypical of the Landscape Character Type and
hence its assessment as being of 'Low Sensitivity'. Whilst much of
the surrounding area can be described as 'pleasant' it is unexceptional
and certainly does not share the scenic qualities of other parts of the
Area of Great Landscape Value, for example, further to the west
around the Haldon Ridge and to the south ofExeter Racecourse.

Capacity.

Reference has been made to the Site's inclusion within an Area of
Great Landscape Value which are defined in the Local Plan as "areas
of high landscape quality with strong and distinctive characteristics
which make them particularly sensitive to development." However, it
is considered that the Site is atypical of the particular qualities that
contribute to the Area of Great Landscape Value by virtue of its
proximity to existing development and major transportation corridors.
The sense of place and tranquillity has been substantially compromised
and the integrity of the landscape fabric has been damaged by the route
of the A38 which has sliced through the grounds of the former
Kenbury House.
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• On the basis of the above, the previous Landscape and Visual Impact
Assessment concluded that the Site to the south of the Truck Centre
had a 'medium' to 'high' capacity for Magnitude of Change and, as
will be considered below, such a conclusion is considered to be equally
applicable to the area that is now under consideration.
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3.0 PLANNING POLICY CONTEXT.

3.1 LOCAL POLICIES.

The documents and guidance that have been reviewed as part of this
study are:

• Devon Structure Plan 2001 to 2016 - Explanatory Memorandum. The
Conservation of Devon's Environment and Resources (Adopted
October 2004).

• Devon County Council Local development Framework Briefing
Papers, Landscape Protection and Enhancement. Devon County
Council's advice to Local Planning Authorities (l3th February 2007).

• Teignbridge Adopted Local Plan 1989-2001 (1996). Policies saved by
the Secretary of State in 2007.

•• Teignbridge Local Plan 2013-2033.This is an emerging plan
and is currently out to consultation.A new policy-SWE2-has been
included to cover the site to the south of the Truck
Centre, 'Employment Adjacent to Peamore' .This states that
development on this site is appropriate but "should be designed to
respond to its environment".

• Countryside Character, Volume 8: South West (1999).

• The Devon Landscape - an Appraisal of Devon's Landscape at the
beginning of the 21 st Century. Devon County Council (2002).

• Teignbridge District Landscape Character Assessment (Excluding
Dartmoor National Park). Teignbridge District Council and Devon
County Council (2009).

3.2 Designations and Planning Policies

Area of Great Landscape Value:

• The adopted Teignbridge District Local Plan (1996) shows that the site
and surrounding area lie within an area locally designated as an Area
of Great Landscape Value (AGLV). Local Plan saved Policy ENVI
relates to the need to protect and sustain the quality of protected areas
including the AGLV where development will have an impact. Saved
Policy ENV3 states that in the AGLV, development proposals should
pay special attention to the "scale and bulk ofbuildings. to their siting
and the materials used, and to the need to reinforce or improve
landscaping ".

166 121211.LAppraisal Rep. 10 EXETER ESTATES.



3.3

•

•

•
•

•

Devon Structure Plan (2004) states that the AGLV has high landscape
quality with strong and distinctive characteristics, and is sensitive to
development in terms of visual effect, while the Devon County
Council Local Development Framework Briefing Papers (2007)
suggested retaining the designation in local planning policies.

Whilst these current planning policy documents have been taken into
account in this Assessment, it is noted that the Teignbridge LDF Core
Strategy 2013-2033 DPD Preferred Options (January 2012), states that
development and investment on land outside the defined settlement
limits, will be "managed to provide attractive, accessible and
biodiverse landscapes, sustainable settlements and a resilient rural
economy". and that "in assessing development proposals, particular
account will be taken of' inter alia "the distinctive characteristic and
qualities of the Landscape Character Areas", and "the integrity of
green infrastructure and biodiversity networks".

Other Designations:

The Site lies 7·5 Km to the east of the Dartmoor National Park.

The Site is not in a Nature Conservation Zone and has no ecological
designation

The nearest Conservation Area is Keno, 2 Km to the South West.

Countryside and Design:

• Local Plan Policy ENV4 states that in considering development
proposals, "particular attention will be paid to the scale of
development and to its siting, layout and appearance". Policy ENV6
seeks to "retain sufficient oPen land between settlements in order to
maintain their individual identity". Employment Policy E3 also states
that development should be "in scale and harmony with its
surroundings". Policy PI relates to protection of agricultural land
except where there is a strong case for development.

Ecological surveys may be required with regard to retention and
management of important semi-natural features in development
including mature hedgerows and trees. Policy C10 states that there
should be "high standards of both hard and soft landscape treatment
to external areas around new development. These should complement
any new buildings and/or structures and effectively integrate the
development into its surroundings".
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• Draft Teignbridge Plan Policy ENS Biodiversity Protection and
Enhancement seeks the protection ofbiodiversity wherever possible, or
biodiversity offsetting measures where possible. It also seeks net
increases in biodiversity in new development, through habitat
enhancement, creation and management. Draft Policy EN9 Important
Habitats and Features states that development proposals, should take
account of the importance of any affected habitats or features including
"the network oflinear and other linkingfeatures important for wildlife
movement." Also, draft Core Strategy Policy EN12 Woodland,Trees
and Hedgerows relates to the retention and protection of "healthy trees
and hedgerows with vi.'l'Ual, cultural or wildlife importance. " And
draft Policy WE 11 Green Infrastructure aims to achieve expansion and
maintenance of a comprehensive green infrastructure network,
including by 'protecting, enhancing and extending existing green
infrastructure assets andproviding new or replacement facilities. "

• Draft Teignbridge Plan Strategic Policy S1 Sustainable Development
states that development should perform well against several defined
criteria. These include the protection of the residential amenity of
nearby dwellings; maintenance or enhancement of the character,
appearance and historic interest of affected landscapes, settlements,
open spaces, trees and other environmental assets; impact on
biodiversity, quality of design. Draft Plan Strategy Policy S2 Quality
Development states that design should be based on analyses and
responses to the characteristics of the site and its wider context. It
should also "respect the distinctive character of the local landscape,
protecting and incorporating key environmental assets of the area,
including landmarks, views, trees, hedgerows, wildlife habitats,
heritage assets andskylines. "

• Also relevant is Draft Plan Policy EN2A,Landscape Protection and
Enhancement,which gives requirements for the protection and
retention of important landscape features and for design quality in new
landscape schemes.

3.4 Teignbridge District Council - Planning Advice Note 1
'Landscape Design'.

This emphasizes the importance of good landscaping to complement
good building design and integrate new developments "visually and
functionally" into their surroundings. 'Good Landscaping' can also
provide "added value" by creating new opportunities for wildlife.
Good and successful designs are based on a thorough understanding of
the site and its surroundings.
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The Advice Note, in particular, states that "where concept and design
submissions are required, these should clearly set-out the design
objectives, justify design solutions and show how the proposals
respond to the wider context as well as characteristics ofthe Site. "
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3.5

Design objectives particularly relevant to the proposed development
include:-

• Distinctive and Inspiring Places.

• Schemes That Endure.

• Better Place For Wildlife.

• Attractive Foils.

• Assimilation.

• Making an Impact.

NATIONAL PLANNING POLICY.

The National Planning Policy Framework (Department For
Communities and Local Government) came into effect on March 27th

2012. The Framework replaces all previous Planning Policy
Statements and Guidance, and incorporates the key objectives of these
in one document. The Framework is based on a 'presumption in
favour of Sustainable Development' but states that the Local
Development Plan remains the starting point for decision making.

Previous policy documents particularly relevant to Landscape included
PPSI 'Delivering Sustainable Development', PPS7 'Sustainable
Development In Rural Areas' and PPS9, 'Bio-Diversity and Geological
Conservation'. The Framework now incorporates these objectives, in
regard to respecting quality and character of the wider Landscape and
promoting bio-diversity, within the general policy 'Achieving
Sustainable Development'. This policy states that the environmental
dimension is one of three (social and economic being the others) that
need to be considered for a new development, which must show that
the environment has been adequately protected with appropriate design
and bio-diversity enhancement measures incorporated.

Returning to the Site's location within an Area of Great Landscape
Value, the former PPS7 (2004) recommended the use of criteria-based
policies using tools such as Landscape Character Assessment, rather
than "rigid local designations" to provide sufficient protection for
locally valued landscape areas. This principle is implicit within the
Framework, which states that whilst Local Plans should identify land
where development would be inappropriate, for instance, because of
environmental or historical significance, Core Planning Principles
should "take account of the different roles and character of different
areas." Also, "allocations oflandfor development shouldprefer land
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of lesser environmental value, where consistent with other policies of
the Framework". Furthermore, the 2009 Teignbridge Landscape
Character Assessment (LCA), prepared as part ofthe evidence base for
the LDF, states that its 'principle applications' are "informing Local
Development Framework plan-making' including "informing a review
oj current landscape related designations." This Landscape and
Visual appraisal takes into account the landscape guidelines for the
relevant Landscape Character Areas and Landscape Character Types
and Sub-Zones set out in the 2009 Teignbridge LCA document.

Using Landscape Character Assessment as the starting point, a
fundamental consideration must be whether the Site, at local level, is
consistent with the prevailing Landscape Character Type and whether
its specific qualities add to or detract from the cohesiveness and
perceived landscape value of the Site's locality.
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4.0

4.1

•

•

•

•

•

BRIEF VISUAL SURVEY.
(Refer to Appended Plan 1.)

Public Viewpoints.

From a bridleway west of the A379 (which is used as a farm track),
views looking east towards the Site are largely concealed by hedge
banks, particularly so as it descends in a cutting towards the road.
However, from a few gaps in the south-side hedge much of the middle
and upper parts of the Site are open to view.

A Public footpath runs between Old Dawlish Road and Days PottIes
Lane and crosses land from west to east. The first section follows a
narrow, overgrown track alongside the fence to a storage yard/light
industrial site and views outwards are blocked by dense vegetation.
The path then follows a field margin, the boundary hedge of which
continues to block views northwards, before descending below the
visual horizon. From a ridgeline just to the north side of the path,
views are largely obstructed by Kenbury Wood in the middle distance,
and only part of the upper site is just visible. (Fig.4.)

From the Public footpaths leading north and south of Shillingford
Lane, there are some views towards the Site from areas of high ground,
within which the upper part is particularly open to view. (FigS)
However, in lower lying sections and when travelling south on the
paths from Shillingford Lane, views towards the Site become obscured
by topography and vegetation. The Site is not visible from Lower
Brenton. The available views of the Site are usually seen in the
context of the Peamore Truck Centre, major roads and adjacent
landscape areas.

From a Bridleway leading from the A379 towards the Village of
Shillingford S1. George views towards the Site are blocked by hedges
as the bridleway descends below a ridgeline.

A short length of footpath descends southwards from Old Dawlish
Road, opposite the entrance to the Waste Management Site, towards
Kennford. Any elevated views of the Site from this path, looking
north, however, are largely blocked by the embankments of the Waste
Management Site in the foreground, although part of the Truck Centre
- and the canopy to the filling station - are partially visible. From
rising ground to the south of this path (which is private land) more of
the Truck Centre is revealed, and the upper part of the Site is partially
revealed.
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4.2

•

•

•

•

•

Beyond I Km the public footpaths do not appear to have any
intervisibility with the Site, namely paths leading to Lower Brenton, to
the west, the path from Old Dawlish Road to Days PottIes Lane
(including the site of an ancient settlement through which it passes)
and, to the south, the path descending southwards from Lears Copse.
From elevated ground within the vicinity of this copse, however, it
may just be possible to see the Truck Centre buildings and upper end
ofthe Site when trees are not in leaf

Private Viewpoints.

At close range, a single dwelling to the south of the A38 ('Westfield')
is enclosed by dense planting limiting views towards the Site. The
dwelling is accessed via a single lane track leading from Old Dawlish
Road. The upper section of this track is visible from the Site. From
the lower section ofthe track there are views towards the Site, between
gaps in the vegetation by the A38. While this dwelling was not seen
in views from the Site, it is possible that in Winter, with reduced leaf
cover, there would be some intervisibility between this dwelling and
the Site.

A farmhouse at Dadmouth is located 300 m to the west of the Site, and
would have some fragmented views towards it, seen across traffic
using the A379, and partially screened by intervening vegetation.

There are very few private properties beyond 1 Km that might possibly
have views of the Site. To the south, isolated properties on Old
Dawlish Road appear to have no intervisibility with the Site. To the
north, a group of properties on Little Silver Lane lie beyond the Visual
Horizon, as do Peamore House (Grade II Listed) and Peamore
FarmlPeamore Cottage (also Grade II Listed) either side of the A379.
Dwellings at PottIes Farm (including a bam conversion) just to the east
of the Days PottIes Lane road bridge also appear to have no
intervisibility with the Site.

Two dwellings are located on Matford Lane, near to the M5 road
bridge, in excess of 2 Km to the east of the Site. The southern
dwelling - Matford Belvedere - has open views across the landscape to
the southwest and is also visible from Days PottIes Lane. It would
appear that the existing Truck Centre buildings are partially visible and
it is likely that part of the Site would also be visible. The northern
dwelling - Deepway Point - is orientated on a northwest-southeast
access and is surrounded by vegetation, and views outward are likely
to be more limited. Whilst these dwellings have long range, elevated
views, their setting is already affected by the nearby major roads,
communication masts and high voltage electricity pylons. (Fig. 6.)
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4.3

•

•

•

•

•

The main settlements within the vicinity of the Site are to the west and
south, being Shillingford St. George (west), Lower Brenton (south
west) and Kennford (south) all of which lie beyond topographical
horizons as, too, does the cluster of Kerswell Farm, Kerswell Cottages
and Luccombs Farm to the south east.

Transport Routes.

It is taken that the 'Sensitivity' of all road user receptors is 'low', as
Highways Agency Interim Advice Note 135110, 'Landscape and Visual
Impacts Assessment' states that 'high' sensitivity is only applicable to
scenic routes which all of the identified receptor roads below clearly
are not.

A379.
From the A379, alongside the Application Site to the south of the
Truck Centre, there are brief and oblique views of the central and
upper parts of the Site, the lower part being concealed by the Copse at
the south west comer and tree belts along the boundaries of the Truck
Centre. Travelling northwards along this road, dense vegetation within
the central reservation blocks views of the Site for all but an 80 m
length of the road. There is a narrow footpath along the eastern side
of the road, but this is partially overgrown and appears little used,
although the upper part of the Site is open to view from this path.

A38.
At close range travelling westwards along the A38 most of the Site is
visible on passing under the Days PottIes Lane bridge. The Truck
Centre buildings are noticeable in these views. From the east, there
are partial elevated views of the upper part of the Site beyond 2 Km,
but as the road descends views are blocked by the road cutting until the
Site is briefly opened-up to view on passing the copse at the south west
comer ofthe Site.

Days Potties Lane.
The whole of the Site is visible in brief elevated views from the Days
Potties Lane bridge over the A38 through gaps in the hedge. westwards
of the bridge including a position at the junction with Little Silver
Lane. (Fig. 7.) There are no views from along Little Silver Lane.
From sections of Days Potties Lane along the north boundary of the
Site there are occasional views looking downwards across the whole
extent of the Site. Within these views the Truck Centre buildings,
A38, Waste Management Site (to the south of the A38) and overhead
power lines are all evident.
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4.4

4.5

•

•

•

•

•

Other Roads.
To the south, Old Dawlish Road is undulating and edged with hedge
banks and trees along most of its length, restricting views outwards.

Shillingford Lane, to the south west, is largely contained between tall
hedge banks that obstruct outward views. It is a narrow, partially
metalled lane, which primarily serves Lower Brenton Farm. From an
elevated position where it rises from the A379 and then turns abruptly
north westwards there is a brief, open, view of the upper part of the
Site within which the Truck Centre buildings are prominent and
foreground activity along the A379 clearly visible. (Fig. 8.)

At distances of around 2 Km Deepway Lane and Matford Lane run
along a ridgeline, approximately parallel with Days PottIes Lane to the
north. South of the A38 road bridge there are occasional views of the
Truck Centre from high ground through gaps in hedgerows although
there are very limited views ofthe central and southern parts of the Site
from the bridge itself. From here, there is an oblique view beyond a
foreground dominated by the steep sandstone cutting of the MS, the
lower part of the Site just noticeable in the middle distance, set below
the wooded skyline of Haldon Ridge beyond. (Fig. 9.) North of the
bridge Matford Lane narrows to one-way width and is flanked by
hedge-banks - any brief glimpses from elevated positions towards the
Site are obstructed.

Long Range Views (2-5 Km).

Whilst there are long range horizons to the west and south of the Site,
it can be assumed that at these distances the Site would be difficult to
distinguish from its surroundings. From any elevated positions, views
from most publicly accessible viewpoints are likely to be fragmented
or obstructed by trees and hedges. However, it is - nonetheless 
important to include the high ground of Haldon Ridge to the west in
this study. Haldon Forest Park and Haldon Belvedere are important
and well used visitor attractions and have commanding views across
the landscape to the east. The Belvedere is visible on the horizon
looking out from the Site. From the vicinity ofHaldon Belvedere, it is
possible to distinguish the Site but the Truck Centre buildings and the
A381MS interchange are also visible, as too is the Waste Management
Site. However, within this view the eye is drawn towards the built-up
area ofExminster and Topsham on the Exe Estuary.

Summary of Views.

It can be concluded that the extent of views towards the Site are
generally limited and there are very few high sensitivity visual
receptors with existing views of the Site, or with potential for views of
any development. The available views into the Site tend to be
partially restricted by surrounding vegetation, topography and/or
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presence of adjacent industrial buildings. The most open views are
from Days PottIes Lane to the north and north east However, these
views are intermittent and the Lane is a minor road that appears to
carry a low volume of local traffic and has no adjacent footpaths.
While there are views into the Site from the other main roads - the
A38 and A379 - the drivers using these are typically travelling at high
speeds. Road users are typically considered to be 'low sensitivity'
receptors due to the fleeting nature ofthe views.

• Views from more distant locations towards the Site are constrained by
topography and intervening vegetation and where views are available,
usually only the upper and central parts of the Site are more noticeable.
and as part of a wider panoramic scene. Whilst the more distant views
are from rural areas from these locations the Site tends to be seen
within a broader landscape context of agricultural land with palpable
urban influences. These include major transport corridors and
associated lighting and signage (as well as road bridges and the harsh
angular profiles of road-cuttings). electricity pylons and several tall
masts and associated built structures. Within short range views.
particularly. the Waste Management site and vehicular activity along
the A379 and A38 are significant visual detractors.
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5.0

5.1

DEVELOPMENT CRITERIA.

Site Sensitivity.

• The indicative proposals prepared by Gould-Singleton Architects
demonstrate how appropriate development can respond to the varying
levels of sensitivity of the Site, as described below. (It should be
stressed that these are levels relative to the Site the 'absolute'
sensitivity ofthe Site, as already discussed, being'Low' .)

Areas of Site with Greatest Relative LandscapeNisual
Sensitivity.

• The areas of the Site relatively most sensitive in landscape and visual
terms are located in the northeastern and eastern part of the Site.

• Land in the northeastern part of the Site is elevated, open, and visible
in more distant views (albeit, often fragmented) towards the Site from
visual receptor locations to the southeast, south and west of the Site as
well as from part of Days PottIes Lane. This land has a sense of
separation from Peamore Truck Centre, and a visual and physical
relationship with rising agricultural land to the north of Days PottIes
Lane. Development on this part of the Site would have the potential to
have some localised adverse effect on landscape character and the
setting of adjacent areas. It would also have the potential to be
prominent in a few limited views from and across the wider locality.

• Given that the north eastern part of the Site is relatively the most
sensitive in landscape and visual terms, it is recommended that
development is concentrated more in the north western, central and
southern parts of the Site. A north-eastern margin to the development
area could be reconnected with the triangular-shaped agricultural field
located immediately to the east side of the Site. Alternatively, this
margin could be planted with widely spaced trees creating an 'open
copse' that forms a green backdrop to the built development, while
maintaining the rural character of Days Potties Lane and more distant
views from it. There are several examples in areas local to the site of
groups or belts of trees sited on elevated ground or ridgelines, and
copse planting would reflect this locally distinctive landscape
characteristic. This could be undertaken as advance planting to allow
this to establish well prior to development taking place.
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Areas of Lower Relative LandscapeNisual
Sensitivity.

• The area of the site of relatively lower landscape and visual sensitivity
is located in the north western part of the Site. This area would be
suited for development, but may require a more sensitive approach to
building heights, scale and appearance, as well as landscape buffers.
This is due to the potential for adverse effect on the setting and semi
rural character ofDays Potties Lane and to a lesser extent, on the wider
landscape setting to Peamore Cottage Listed Building to the north. It
is recommended that development in this location is set back from the
edge of the Lane, enabling reinforcement planting to the existing
hedge, as well as one or two rows of new tree planting in a landscape
strip adjacent to the hedge. This would reflect and extend the
characteristics of the western end of the Lane, where it is well enclosed
by hedgerows and Oak trees, which obscure views of the existing
buildings of the Truck Centre. It would also create a planted backdrop
to this part of the development.

• It is also recommended that the overall height of development in the
north western part of the Site does not exceed that in the adjacent areas
ofthe Peamore Truck Centre. Given that the site levels rise slightly to
the east in this location, this may require a reduced overall height to
ridgeline for any new buildings on the Site, when compared to the
existing Truck Centre. A significant reduction in development impact
can be achieved by benching buildings into the slope, as shown on
Gould-Singleton Architects' indicative cross sections.

Areas Most Suited to Development.

• The areas of the Site considered most suitable for development are the
central and southern parts of the Site. These areas of the Site are
visible in fleeting views from the A38, and potentially in winter views
from the dwelling immediately south of this road. From visual
receptor locations in the wider landscape, these areas of the Site benefit
from a higher level of visual enclosure afforded by topography and
existing vegetation.

• The central and southern parts of the Site offer the opportunity to
integrate new development in an area of existing similar and related
land uses, including the Application Site to the south of the Truck
Centre should it be granted Consent. Use can be made of existing
infrastructure and site accesses, and the nearby network of major
transport routes. Vehicular access should be taken through either the
Truck Centre or the proposed adjacent Development Site, rather than
from Days Potties Lane. Where similar commercial/employment
development already exists in the locality, it has been demonstrated
that this can be partially screened by areas of landscape planting, and
making use of unobtrusive colours. However, given the variations in
topography within the Site, careful consideration should be given to the
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5.2

•

•

•

•

•

•

•

massing., scale, height and form of development located in these areas,
with benching again being necessary.

It is recommended that a new belt of structural woodland planting is
created along the entire southern boundary ofthe Site to create a robust
visual foil to the development, and to reinforce existing roadside
planting. This would replicate and extend the wooded character of the
roadside environment immediately to the south of the A38 in this
location, and would be consistent with local planning policies which
seek the enhancement of major road corridors. However, some
occasional breaks or narrower sections in this planted belt could be
created to maintain some physical and visual relationships between the
Site and bounding road. It is recommended that this southern
landscape buffer is undertaken as advance planting, and includes a
variety of ages and heights of vegetation, to enable establishment of a
significant area of planting prior to development taking place. The
planted buffer should also incorporate a majority of native, locally
occurring plant species, but may also include coniferous trees, as occur
in nearby and surrounding landscapes.

The Copse to the south west comer of the Site should be retained and
protected, with any new development restricted by a recommended
15 m wide buffer strip.

In addition, spaces should be retained within the developed area to
integrate tree and hedge planting. This should be concentrated along
lines or in groups to create robust planted areas that will contribute to
the green setting ofthe development and help to break up the form and
massing of the buildings. In creating these green areas, reference
could be taken from former field boundaries in the Site, which have
been removed in the past to facilitate agricultural intensification.

General Design Considerations.
(Refer to Aerial Photograph 2.)

Existing Features of the Site:
The existing hedges and trees at the northern, western and southern
boundaries of the Site should be retained and enhanced wherever
possible. In addition, associated post and rail fencing should be
retained at the boundaries wherever possible to reflect the semi-rural
location ofthe Site.
Maintain the semi-rural character of Days PottIes Lane as far as
possible, by retaining existing landscape features and minimising the
extent of any necessary engineering interventions.
Locate new development and access roads in a manner which
minimises the extent to which the site topography and levels are
modified to enable building to take place.
Refer to existing and former field boundaries to sub-divide the
development into compartments, creating opportunities for new
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•
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•

•
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•

hedgerow and tree planting along these lines, in order to reduce the
overall massing of the development.

Development and Design Recommendations:
Carefully consider the siting, scalelheight, massinglbulk and form of
the individual buildings and structures as well as of the overall
development.
Consider the relationship of new built development with landform and
site levels, relationships with existing landscape features, visibility of
the Site and views across the landscape.
Take reference from the existing Peamore Truck Centre where existing
buildings are well concealed within the site topography and by making
use ofbelts oflandscape planting as a visual foil.
Carefully consider the appearance of new buildings and structures.
Building and roofing materials to be subdued in colour, and/or
responsive to local landscape and built characteristics. Materials
should be non-reflective so they do not catch sunlight when viewed
from a distance.
Avoid creating very tall or visually obtrusive structures such as towers,
stacks or masts.
Take into consideration the enclosing effect of buildings, in terms of
both their massing and overall height, on the experience of users of the
bounding roads to the Site. Consider lowering building heights in
these locations and/or setting development back from the roadside.
Consider using real or false fenestration to building facades in the
vicinity of the bounding roads, in particular alongside Days Potties
Lane, to give the sense of a visual relationship between the built forms
and roads, and natural surveillance.
Consider creating gaps or vistas between buildings and mitigation
planting, to maintain some distant views from Days Potties Lane to the
landscapes to the southwest.
Lighting to be sensitively designed to minimise pollution and visual
impact. This will also have to be designed in conjunction with any
ecologist's recommendations to avoid disturbance to any protected
species such as birds or bats that might be present in the local area.
Vehicular parking areas should be careful considered so as to minimise
their conspicuousness in longer range views due to reflected glare in
sunny conditions. Suitable tree planting within parking areas, and
their location on the north and east sides of buildings as far as possible
should therefore be implemented.

Landscape Mitigation Recommendations:
Planting should principally be located around the edges of the new
development and boundaries of the Site, to reinforce existing features,
and to create a more robust planted setting to the major roads.
New planting should link into the existing pattern and characteristics of
vegetation both on the Site and within adjacent and nearby semi-rural
landscape areas, in order to minimise impacts on the landscape
character and views from adjacent semi-rural areas.
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• Retained and new landscape features should also otTer opportunities to
connect existing and new networks ofwildlife habitats and corridors.

• Planting should comprise predominantly of native species. However,
based on local precedents for coniferous tree planting it is considered
appropriate to also include these within planting mixes.
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6.0

6.1

6.2

6.3

6.4

6.5

6.6

GENERAL ASSESSMENT OF POTENTIAL
VISUAL IMPACT.

Summary of Main Views.

The General Design Considerations outlined in Section 5.2 above
would significantly address the main potential visual impacts arising
from development of the Site.

At close range, planting along the north boundary would screen views
from Days PottIes Lane, although until such planting matures the
development - by benching buildings into the slope - would be set
low-down and would not obstruct long range views across the Site to
the wooded horizon of Haldon Ridge. Other close range views are
from the A3 8, but these are brief and would be partially obstructed by
the existing Copse and trees along the road embankment and, in time,
by the proposed structural planting along the south boundary.

From Shillingford Lane and the footpath to the west much of the
central and lower part of the development would be concealed by the
Site to the south of the Truck Centre, although the upper north eastern
section would be open to view and, hence, the recommendation to limit
development in this part of the Site.

South of the A38 it has been established that there are few viewpoints
and where the Site can be seen, it is mainly the upper north eastern
section which, as noted, is where development should be limited.

Longer range views from the east, in the Matford Lane vicinity, have
views over much of the Site. However, the appropriate massing of
proposed development and benching into the slope of the Site would
set the development below the height of the Truck Centre buildings
and, on the eastern side of the Site, proposed structural planting will
assist in screening the development. Such planting will also form a
visual link with existing Copses and tree lines, containing the
development. From any elevated views from this direction, the
development would be set well below the horizon.

The only other long range views of any note are from Haldon Ridge
(including the Belvedere) to the west. However, in such views the
Site is over 4 km distant and whilst discernible in clear weather
conditions any development would be fragmented by existing and
proposed tree cover and the Site itself only perceived as part ofa wider
landscape setting within which strong urbanising influences are
palpable.
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6.7

6.8

•

To reiterate the Summary of Views in Section 4.5 - "It can be
concluded that the extent of views towards the Site are generally
limited and there are very few high sensitivity visual receptors with
existing views of the Site, or with potential for views of any
development." It is also noted that the development would not create
an obstruction towards long range horizons, or over the wider local
landscape, in views from any ofthe identified receptors.

Cumulative Effect Assessment

Cumulative Effect is described as "additional changes to the landscape
or visual amenity caused by the proposed development in conjunction
with other developments". In the Summary that follows, the proposed
development of the Site to the south of the Truck Centre is taken into
account.

There are essentially two types ofCumulative Effect:-

Intervisibility

Sequential

Where the influence of existing and proposed
development will overlap and impact on
landscape character and where visual amenity
receptors will simultaneously have views of
more than one development in conjunction with
other developments.

Where a viewer will gain progressive views of
one or more developments along the course of a
route. The developments may not be
intervisible, but can combine to have a
cumulative impact on the viewer as they move
through the landscape sustaining intermittent
views. This may cause additional changes to
landscape or visual amenity

6.9 The first category of Intervisibility would apply in any of the views of
the development that have been identified, to varying extent. From
the north east (Days Potties Lane) and east (Matford Lane) the
development would be more noticeable than the adjacent Truck Centre
and the Site to the south, both ofthese being largely screened by trees.
Any cumulative effect would be to accentuate the existing perception
of urbanising elements in the form of the A3 8 and overhead
powerlines, although this would substantially diminish over time as
proposed structural planting matures. In limited views from the south,
the development would not be seen in juxtaposition with either the
Truck Centre or Site to the south. In close range views from the west
any cumulative effect would be marginal, as the Truck Centre and
development on the Site to the south would be the most prominent
elements in the view. Further from the west, long range views are
only obtained from high ground beyond 4 km and, it has been
concluded, at this distance any development would not be readily
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noticeable and would be seen as part of a wide landscape panorama
that includes extensive urbanisation in the middle to far distance.

6.10 Sequential cumulative effect would be confined to Days PottIes Lane
and the A38, travelling westwards. From the A379 the development
would be almost completely hidden by the Truck Centre and
development on the Site to the south in the foreground.
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7.0

7.1

7.2

7.3

7.4

7.5

GENERAL ASSESSMENT OF POTENTIAL
LANDSCAPE IMPACT.

The development would not entail the removal of any trees and
hedgerows and presents the opportunity for major new structural
planting that can integrate the Site with the surrounding landscape.

Whilst individual buildings would need to be benched into the
prevailing slope this would be achieved by balanced cut and fill,
avoiding the need to create bunds (alien to the local landscape) with
surplus excavated material. The essential topographical character of
the Site would be unaffected.

No vernacular features or Public Rights of Way would be affected.
There are also no watercourses or surface water features that would be
affected.

The Site is currently in arable use and of limited ecological value.
Sympathetic landscaping of the development will enable areas to be
allocated to enhance bio-diversity.

In respect of the effect on Landscape Character, it has already been
concluded that the Site is not typical of the sub-regional Landscape
Character Type and its inclusion within an AGLV is questionable.
Whilst it is accepted that there would be some localised detriment to
the perception oflandscape quality in a limited area to the north east of
the Site, over the wider area the Landscape Character has already been
significantly compromised and, in this context, development on the
Site would not be incongruous. As already noted, in time proposed
structure planting around the Site will help assimilate it into its
surroundings. Additionally, such planting would link visually with
existing planting to the east of the Truck Centre, the Copse to the south
west, and major structural planting within the proposed Development
Site to the south of the Truck Centre to create the impression of
extensive tree cover.
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8.0

8.. 1

8.2

8.3

CONCLUSION.

It is submitted that whilst the Site lies within an Area of Great
Landscape Value this designation is anomalous due to the degradation
of tranquillity and Landscape Character type of the surrounding area.
The Site has a Medium Magnitude of Capacity to accept change, based
on its Low level of Sensitivity, and development could be carefully
designed to respond to the varying levels of relative sensitivity of the
Site and guidelines as discussed in Section 5.0. The development is
of localised Visual Impact. Within the few elevated viewpoints from
longer distances it would not be possible to see all of the development
and within such views the development is set well below the skyline.

Appropriate development of the least sensitive areas of the Site, as
shown on Aerial Photograph 2, can accord with the relevant Local
Planning Policies,particularly those incorporated in the draft
Teignbridge Local Plan currently out for consultation,as summarised
in Section 3.0.Policy SWE2 of the draft Plan covers the inclusion of
the site to the South of the Truck centre as employment land, stating
this site to be 'appropriate' to such use.The Application submitted for
that site accords with the Policy requirement that the development
"should be designed to respond to its environment" and the Site that is
now the subject of this representation could similarly comply with this
Policy.

Compliance with these Policies can also be consistent with the
National Planning Policy Framework which, whilst stating a
presumption in favour of Sustainable Development, requires that
developments should respect the quality and character of the wider
landscape and promote biodiversity with the local Development Plan
remaining as the starting point for decision making. In addition, key
landscape objectives within the Lower rolling Farmed Settled Slopes
Landscape Character Type (LCT 3B, and LDU 509) could be met.
These specifically include retaining existing woodland cover and
hedgerows, introducing new hedgerows and creating habitat diversity
and, importantly, maintaining long range views. In this regard it has
been seen that the development does not impact on any long range
views, and from elevated positions where it may be possible to see the
Site the development is set well below the skyline and would not affect
the overall perception of the rolling, wooded, nature of the local
Landscape Character Type.
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SUMMARY

• This report presents the results of an Ecological Appraisal survey of a proposed

employment development site at land east of Peamore Garage, Alphington, Exeter

(Grid reference: SX922 876).

• The site consists of a large arable field, surrounded by a hedgerow, trees and scrub,

and is bordered by the A38 to the south and Peamore Garage to the west.

• No designated sites are present and the only UK Biodiversity Action Plan (BAP)

Priority habitat is the hedgerow on the northern boundary, which does not meet the

Hedgerow Regulations 1997 criteria of Importance.

• There are wildflowers typical of arable land present in the field margins, including

some Red Data Book plant species in the southern margin.

• The site has moderate potential for bat foraging and commuting as well as trees with

bat roost potential and a series of three bat activity surveys are undeaway.

This work will be completed in september 2012.

• The site has low potential to support dormice and low potential for reptiles. No

signs of badgers were found during the survey.

• The hedgerow, scrub and trees on the site boundaries have moderate to high

potential to support common nesting birds, but not cirl buntings.

• It is recommended that the hedgerow on the northern is retained and enhanced with

additional planting and by allowing standard trees to develop. A six metre cultivated

strip of arable land should be retained adjacent to the southern boundary of the site

and a five year management plan is recommended to manage this strip for its

wildflowers and value to birds.

• If scrub, trees or hedges are to be removed during the bird nesting season (between

March and August inclusive), a search for active bird nests will need to be carried

out by a SUitably qualified ecologist.

• Recommendations have been made to retain features of value and enhance the site

post - construction.
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1 INTRODUCTION

This report presents the results of an Ecological Appraisal of a proposed employment

development at land east of Peamore Garage, Alphington, Exeter (grid reference:

SX922 876). The survey was commissioned by Ed Haynes of Haynes Planning Ltd in

relation to a proposal for employment development.

The aim of the survey was to assess the ecological value of the site by identifying

any habitats, features or species of conservation importance that would constitute a

potential constraint to proposed development. Recommendations to mitigate any

adverse impacts and enhance the site post-development have been made.

All staff of Green Ecology are members of the Institute of Ecology and Environmental

Management (IEEM) and bound by its Professional Code of Conduct.

1.1 Site Description

The 13.27 hectare site is located on land bordering the A38 and to the north of

Peamore Garage, around 2km from the Alphington area of Exeter and 1.3km to the

north of Kennford. The habitats on site consist of arable land with hedgerows and

trees bordering the fields. The land is gently undulating.

The Peamore Garage site (locally known as Frank Tuckers) is to the west of the site,

with a line of planted trees forming the boundary. The site boundary includes part of

a small block of broadleaved woodland adjacent to the A38.

The landscape surrounding the site is a mixture of arable farmland and pasture with

small blocks of broadleaved woodland. There are some major roads and smaller

lanes in the vicinity.

1.2 Proposed Development

The site is being promoted for employment development through the development

plan process. No layout plans have been prOVided.
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2 Survey Methodology

2.1 Desk Study

A data search for biodiversity information was commissioned from the Devon

Biodiversity Record Centre (DBRC) for a lkm radius of the site. This information was

taken into consideration when assessing the impacts of the development on the site

and to inform the recommendations for mitigation and enhancement.

2.2 Site Survey

The site survey followed the Phase 1 Habitat Survey methodology (JNCC 1993) and

was completed on 11th July 2012 by Alison Slade MSC MIEEM. All habitats on site

were identified and recorded on the Phase 1 Habitat Survey Map (Section 5) and a

plant species list was compiled (Appendix 2). A search was also made to identify the

presence or potential presence of notable! and protected species such as bats and

reptiles following gUidelines from Natural England and relevant conservation

organisations. Hedges present were assessed for their 'importance' under the 1997

Hedgerows Regulations.

The Guidelines for Ecological Impact Assessment in the United Kingdom (IEEM 2006)

acted as criteria for determining the value of ecological receptors observed on site.

2.3 Survey Limitations

The only limitation on the survey was difficulty of access to the woodland block

adjacent to the A38.

1 - Notable species are those considered to be of conservation importance due to their inclusion on /

listed in the Biodiversity Action Plan (UK BAP), IUeN Red Data Book species, RSPB Birds of Conservation

Concern etc. Some species may be included in more than one list and be legally protected.
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3 SUMMARY OF RELEVANT LEGISLATION AND POLICIES

The National Planning Policy Framework (NPPF) sets out national planning policy

which is committed to minimising impacts on biodiversity and providing net gains in

biodiversity where possible. Under NPPF, local planning authorities have an obligation

to promote the preservation, restoration and recreation of priority habitats, ecological

networks and the protection and recovery of priority species as identified under the

Natural Environment and Rural Communities Act (2006).

\\ 717e Teignbridge Green Infrastructure Strategy - Phase II Exeter area and East

Devon Growth Point' December 2009, available on the Teignbridge District Council

website is relevant to this site. This indicates an access link through the site related

to a South West Exeter County Park proposal. Further advice should be sought on

the implications of this for the development.

The Wildlife and Countryside Act 1981 makes it an offence (subject to exceptions) to

pick, uproot, trade in, or possess (for the purposes of trade) any wild plant listed in

SChedule 8 and prohibits the unauthorised intentional uprooting of such plants.

Certain plant species are also afforded protection under the EC Habitats and Species

Directive (92/43/EC).

Badgers are protected by the Protection of Badgers Act (1992) and the Wildlife and

Countryside Act (1981), SChedule 6. Under the Wildlife and Countryside Act it is

illegal to intentionally kill, capture, injure or ill-treat any badger. Under the Protection

of Badgers Act it is an offence to obstruct, destroy or damage a badger sett or

disturb badgers within a sett. Disturbance is defined, for development purposes, as

any activity that could damage a sett or be greater than what badgers commonly

tolerate. Badgers are seen to be tolerant of low-moderate disturbance levels.

All species of bat, their habitat and roosts are protected by the UK Wildlife and

Countryside Act (1981) and the EC Habitats and Species Directive (92/43/EC),

enacted in the UK by the Conservation of Habitats and Species Regulations (2010).

Otters and dormice are afforded similar protection under this legislation.

All British birds, their nests and eggs are protected in law. It is an offence to

deliberately take, kill or injure any wild bird or to take, damage, or destroy any nest

or egg of any wild bird under Part 1 of the Wildlife and Countryside Act 1981 (as

amended). However, SChedule 1 provides an additional tier of protection so that rare
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species, such as cirl buntings, are specially protected by increased penalties and

cannot be intentionally or recklessly disturbed when nesting.

All species of reptile and amphibian are protected by the UK Wildlife and Countryside

Act (1981), under Schedule 5. Reptiles such as adder, common lizard, slow worm

and grass snake are protected against intentional killing, injuring or selling, and

smooth newt, palmate newt, common frog and common toad are protected only

against sale. Species such as the smooth snake, sand lizard and great crested newt

are also protected by European legislation as above.

A number of invertebrates are protected by the UK Wildlife and Countryside Act 1981

(as amended), under Schedule 5.

Any hedgerows classified as 'important' under the 1997 Hedgerows Regulations

cannot be removed without a Hedgerow Removal Notice issued by the relevant Local

Authority unless previously approved as part of a planning permission. The UK

Biodiversity Action Plan now classifies any native hedge over 20m length as a priority

habitat feature.
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4 RESULTS

4.1 Desk Study

The desk study covered all notable and legally protected species and statutorily

designated sites within a lkm radius of the site.

The site itself has no statutory nature conservation designations. The only County

Wildlife Site in the study area is The Farm (Exminster), which is approximately lkm

from the site and designated for cirl bunting interest. There are also nine 'Other Sites

of Wildlife Interest' and four 'Unconfirmed Wildlife Sites' within lkm of the site, the

majority being broadleaved woodland.

The nearest Site of Special Scientific Interest (SSSI) and European site is the Exe

Estuary, some 2.6km distance from the site. Under the EU Habitats Regulations

(1994) the Exe Estuary is designated as a Special Protection Area (SPA) because it

supports internationally important populations of birds such as the Siavonian Grebe

and the Avocet. It is also designated under the Ramsar Convention 1971 for

wetlands of international importance. The proposed development would not have a

direct impact on this designated area.

There are records of legally protected species within the search area. For the site

itself, all the records are for badgers killed on the nearby roads, but no badger setts.

Within 1 km are further records of badgers and also for a pipistrelle and an

unidentified bat species.-.

The UK BAP species recorded within the study area, but not the site itself include

yellowhammer and turtle dove (which feed on weed seeds, for example on arable

land and nest in dense hedgerows), skylark and common toad. This site holds a

small amount of habitat with potential to support these species. DBRC holds no

reptile or dormouse records for the study area, although records of dormice do exist

approximately lkm to the north, on the far side of the A379.

The full data search results can be found at Appendix 2.

4.2 Habitats

Habitats are mapped on the Phase 1 Habitat Survey Map and features of interest are

target noted (Section 5). Target notes are referenced as TN in the text.
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Image 1: Arable field margin (TJ) on southern boundary, dose to Tl

Images 2 and J: Arable field margin plants - dark mullein (left) and weasel's snout (right)

greenecology

August 2012

The southern field margin in particular contains wildflowers typical of arable land,

such as field pansy, black nightshade, field madder and common ramping-fumitory

(target note 3). Devon notable plants present are weasel's snout (Red data book

vulnerable status) and dark mullein (Red data book locally common status) (Images

1, 2 & 3). An unconfirmed specimen of ploughman's spikenard was also recorded,

which Is indicative of unimproved calcareous grassland but may be related to salting

of the AJO, which can allow calcareous plants to survive.

4.2.1 Arable

The bulk of the site is an arable field currently down to cultivated flax. An

approximately 2 metre wide strip, containing a variety of ruderal herbs and arable

wildflowers, runs along the north, east and south boundaries of the field. False oat

grass is abundant in these strips, together with frequent creeping thistle.
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The northern (Image 4) and eastern field margins are narrower, at around one

metre. They are less ftoristically diverse and without the uncommon arable

wlldftowers. Species present include hemlod<, common nettle, broad-leaved dock

and rough chervil.

Image 4: Field margin .cfjac:ent to northern bounchlry hedgerow

4.2.2 TallnHler.JIandsaub

There are narrow strips of up to a metre wide of tall rucleral vegetation adjacent to

all the field margins. These contain abundant common nettle and bramble, together

with occasional creeping thistle and hagweed. Image 1 above shows the tall ruderal

strip on the southern boundary. The eastern boundary of the site is not a hedgerow

but a wire fence with brambles and common nettle growing along it. Image 5 below

shows tall ruderals next to the northern boundary hedge and Image 6 the western

boundary to Peamore Garage.

Image 5: Tall rucIerill vegetation on northern boundary Image 6: Tall ruderill vegetilItion on
Peamore Garctge boundary

I
•
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4.2.3 Hedgerow

On the northem boundary of the site adjacent to Days Pottle Lane is a continuous

hedgerow (apart from field gates) (Image 7). This contains abundant hawthorn and

blacktt1om, with occasional holly, dog rose and pedunculate oak. Elder, evergreen

oak and English elm occur rarely. The hedgerow is 2.5 metres high and 2 metres

wide with no bank,no ditch or standard trees. There is a parallel hedge on the

opposite side of the lane which contains standard mature oak trees, shown on the

Phase 1 map in 5ectIon 5.

Other species present include bramble and ivy but no typical woodland species. The

tall ruderal vegetation described at 4.2.2 melds into the hedgerow.

The hedgerow does not meet the criteria for Importance under the Hedgerow

Regulations 1997.

llIlalI" 7, NOfthem boundary hedgerow

4.2.4 Trees and woodland

Inside the site boundary is a small portion of the broadleaved woodland adjacent to

the A38 (Image 8 and T2). This consists of frequent pedunculate oak and sycamore

with occasional ash and hawthorn, with the ground flora dominated by common

nettle with frequent bramble. Acr:ess to this area is very limited due to steep slopes

and dense bramble and common nettle. It contains some trees with bat roosting

potential, including an oak tree (Image 9). A larger area of woodland of a similar

character is present on the other side of the A38.
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Image 8: BrOllcliuved woodland .rea en) Image 9: OIIk tree In woodland

Witllin a small group of trees on tile soutllem boundary is a large evergreen oak witll

a number of vertical cracks and otI1er holes which would be suitable at bat roosts

(see section 4.3.1, TN1 and Image 10).

Image 10: Evergreen oak b'ee with aacks

Fauna

4.3.1 Mammals

The site and boundaries were searched for badger setts. latrines and otller signs but

none were found. The broadleaved woodiand has tile highest potential as badger

habitat and although no signs were found, access to tile whole woodland area was

restricted by steep slopes and dense nettle and bramble. The data search results

reveal tile presence of badgers In tile area, so it is possible tIlat tIley cross tile site

and forage occasionally.
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The hedgerow on the northern boundary, the woodland and scrub on the southern

boundary and the tree belt bordering Peamore Garage all provide suitable habitat for

dormice. However major roads isolate this location from other broadleaved

woodland that could hold dormice so reducing the likelihood of their presence.

Overall the site is considered to have low potential to hold dormice.

The site has moderate potential for bat foraging and commuting along the

hedgerow and tree lines. An evergreen oak tree was identified as having cracks and

crevices suitable as bat roosts (Tl and Image 10) and inaccessible trees within the

woodland area may also have bat roosting potential. A separate bat activity survey

report is being prepared with attention paid to trees with bat roosting potential (see

Section 6.4.1).

4.3.2 Birds

The hedgerow, scrub, trees and woodland on the site boundaries have moderate to

high potential to support common nesting birds. The hedgerow on the northern

boundary has low potential nesting habitat for cirl buntings (see Section 3 for legal

protection) due to lack of food for chicks nearby. DBRe hold no records of this

species within 1km of the site.

The arable field margins have moderate potential for providing a seed supply and

cover for invertebrates such as grasshoppers, suitable for feeding drf buntings and

other bird species. However the narrow width (up to 2 metres) limits the scope for

this. Skylarks have been recorded within 1km of the site and the arable fields have

potential for skylark to nest early in the year before the crop grows too tall.

4.3.3 ReptilesandAmphibians

The arable field provides low potential habitat for reptiles such as slow worms and

common lizards because of the regUlar disturbance it experiences.

The site is not likely to provide habitat for common newts, frogs and toads due to

the lack of water bodies in the area or suitable habitat for their terrestrial phases.

4.3.4 Invertebrates

A range of rare and notable invertebrates including weevils, beetles, bugs and

spiders can be associated with cereal field margins, particularly where adjacent to

species rich hedgerows. The mature trees on the southern boundary and deadwood
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within the woodland also provide habitat for uncommon invertebrates. These areas

should be not affected by the development.
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5 Habitat Mapping and Target Notes
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5.2 Phase 1 Habitat Survey Target Notes

Number Target Note

1 Evergreen oak tree with cracks and crevices suitable for bats

2 Broadleaved woodland block containing frequent oak and

sycamore and occasional ash and hawthorn. Understorey

dominated by common nettle with frequent bramble, greater

burdock, ivy and elder. Only a small portion is within the site

boundary.

3 An approximately 2 metre wide strip denoted by dashed red line,

at the edge of the arable field, containing a variety of ruderal

herbs and arable wildflowers such as field pansy, black

nightshade, field madder and common ramping-fumitory. Devon

notable plants present are weasel's snout and dark mullein.
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6 CONCLUSIONS AND RECOMMENDATIONS

6.1 Site Evaluation

The majority of the site is arable land of low ecological value except for the field

margins, although it may provide habitat for the BAP priority skylark. The field

margins contain a range of plants characteristic of arable land. The southern field

margin to the A38 contains a number of Red Data Book arable plant species and

contains a reasonable diversity of other arable wildflowers. The northern field

margin, adjacent to the hedgerow, has less botanical diversity and is too narrow to

provide sufficient food to attract nesting cirl buntings.

The hedgerow on the northern side boundary to Days Pottle Lane, although a BAP

habitat, does not meet the wildlife criteria for Importance under the Hedgerow

Regulations 1997. On the southern site boundary is an area of broadleaved

woodland, of which a small part is included in the site boundary. Also on this

boundary are a small group of trees. Both areas hold trees which have potential as

bat roosts. A separate bat activity survey will be completed in September 2012 and

report produced. The hedgerow, woodland and scrub on the site boundaries all have

moderate to high nesting bird potential.

Due to the isolation of the woodland and hedgerow caused by major roads in the

area, the potential for dormice is considered to be low. In addition the potential for

reptiles is low.

No signs of badgers were present although records indicate they are in the vicinity of

the site so they may use it on an occasional basis.

6.2 Mitigation and Compensation Recommendations

6.2.1 Habitats

Arable

To protect the botanical interest of the southern arable field margin (T3) it will be

necessary to retain this as a 6 metre wide cultivated margin. A 6 metre strip is

necessary to allow access for tractors. A detailed five year management plan to

include recommendations for longer term management is therefore recommended

for the southern arable field margin. This should include the following items:
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• A six metre wide annually cultivated strip along southern boundary of the site

to a depth of approximately 15 cm;

• The timing of cultivation should be early spring;

• No application of herbicides, insecticides or fertiliser except for spot treatment

of pernicious weeds;

• Annual botanical monitoring between May and July to assess the success of

the management and inform revised management prescriptions if required.

Hedgerows, trees and scrub

The position of access to the development site is not known at the time of writing

this report and therefore any resulting loss of hedge, tree or scrub. It is

recommended that the hedgerow, scrub and woodland are retained within the

development layout.

Root Protection Zones compliant with British standard 5837 should be placed around

the site trees that are adjacent to the construction zone to eliminate damage during

development. The site hedgerow should be fenced with Heras fencing or similar in

order to protect it from damage during construction.

To improve the value of the hedgerow as a bat commuting feature, it is

recommended that a number of suitable tree species, such as oak, should be allowed

to develop into standard trees. It is unlikely that removal of the small proportion of

the broadleaved woodland within the site boundary will be required in order to

accommodate the development so no mitigation has been recommended for this.

If creating access to the site will result in loss of hedgerow, to ensure no net loss of

biodiversity, it is recommended that a new hedgerow is planted on the eastern site

boundary and replacement hedgerow on the northern boundary, as described in

Section 6.3.

6.2.2 Bats

The extent of mitigation for bats will depend on the results of the bat surveys

recommended at section 4.3.1 and Green Ecology can give further recommendations

at this stage on lighting design and creation of bat roosts.

The planting recommendations given above will also assist in mitigation for any

impacts on bats.
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6.2.3 Birds

The removal of any hedgerows, scrub or trees should be completed outside of the

bird nesting season (which is between March and August inclusive) so as to avoid

disturbance to nesting birds. Retaining and managing existing and new hedge

habitats would continue to provide nesting opportunities for birds.

To ensure no net loss of biodiversity, if removal of any of the above features will be

necessary, compensation in the form of replacement hedgerow and/or tree planting

must be carried out as recommended in section 6.2.1. Detailed advice on this can

be provided by Green Ecology once a site layout plan is available.

As noted in section 4.3.2, skylarks could nest on the arable fields before the crop

becomes too dense. Clearance of the crop should take place outside of the skylark
;.,

nesting season (April to August) unless an ecologist has confirmed that nesting is not

taking place. The provision of a cultivated 6m margin will help compensate for loss of
"

skylark habitat.

6.3 Enhancement Recommendations

The site can be improVed for bats and nesting birds through the landscaping scheme

by planting new native hedges, native trees and dense blocks of native and wildlife

friendly shrubs within the development. A list of suitable species is proVided in

Appendix 3. Habitat for small mammals and invertebrates will also be prOVided if

shrubs are selected for a seasonal succession of nectar producing flowers followed by

fruits/nuts (Appendix 3).

Further enhancement and improvement of habitat networks can be achieved by

planting of additional woodland adjacent to the woodland block shown on the Phase

1 habitat map. Suitable species are listed in AppendiX 3.

The wildlife value of the site can be further enhanced by the inclusion of a

Sustainable Urban Drainage Scheme (SUDS). Such schemes can also reduce flooding

risks and improving water quality. Rainwater harvesting from the employment

development, vegetated filter strips and swales and basins and ponds to hold excess

water should also be considered in the design.
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6.4 Further Survey Work

ODPM Circular 06/2005 'Biodiversity and Geological Conservation - Statutory

Obligations and their Impact within the Planning System' advises that the presence

of a protected species is a material ronsideration that must be taken into account

by the local planning authority when determining the outcome of planning

applications. Where there is potential for a protected species to be present on site

full survey data is necessary to properly address the impacts of the proposed

development upon these species. If the survey work is not carried out before

planning application is determined there is a risk that not all material considerations

will have been addressed. This is likely to cause delays in determining the outcome

of the planning application while full survey data is collected and analysed.

Site works, which include vegetation clearance, creation of works compounds and

site investigations, should not commence until all recommended surveys have been

completed.

6.4.1 Bats

Three bat activity surveys are being carried out, spread evenly throughout the active

season, in order to identify any changes in the use of the site at different points

within the active season.

Two surveys have so far taken place on the 5th and 31st July 2012, with the final

survey in September. A separate report on the results, with recommendations, will

be issued following the final survey.

6.4.2 Birds

If scrub, trees or hedges are to be removed during the bird nesting season (which is

between March and August inclusive), a search for active bird nests will need to be

carried out by a suitably qualified ecologist.

6.5 Impact Avoidance During the Construction Phase

Trenches or large excavations should be covered overnight to prevent wildlife such

as badgers or hedgehogs falling in and failing to escape. If this is not possible then a

strategically placed plank may provide a means of escape. Any large bore pipes

should be capped at the end of the day to reduce the potential for badgers and other

Wildlife entering and becoming trapped.
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The hedges and woodland should be fenced with Heras fencing or similar in order to

protect them from damage during construction. Any areas proposed for planting

post-development should be fenced off where possible to prevent compaction of the

soil through vehicle movements.

Contractors must ensure that no harm can come to wildlife by maintaining the site

efficiently, clearing away any material such as wire in which animals can become

entangled and preventing access to toxic substances.

If there is a substantial delay before development commences, the site should be

maintained in a way that would prevent wildlife colonising it and causing constraints

in the future. Such management should include mowing grassland at least twice a

year and preventing scrub encroachment.
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• Devon County Council

http://www.devon.gov.uk/index/environmentplanning/naturaLenvironmentjwildlife.htm

• UK Biodiversity Action Plan:-
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8 LIST OF APPENDICIES

Appendix 1 - Devon Biodiversity Record Centre data search results

Appendix 2 - Species lists

Appendix 2 - Recommended planting
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Peamore Garage, Alphington, Exeter (2012)

File Code Site Name Grid Area Description Status

Reference (ha)

SX98/091 The Farm SX936878 51.5 Mixed farmland with bird interest CWS

(Exminster)

SX98NW1 Wobbly Wheel SX917872 0.6 Permian Heavitree Breccia with RIGS

Road Cutting granitic fragments probably derived

from Dartmoor

SX98/007 Shillingford Wood SX908876 3.4 Broadleaved plantation on an ancient OSWI

woodland site

SX98/008 Shillingford SX912881 7.9 Ancient semi-natural woodland mostly OSWI

Plantation replanted with broadleaves

SX98/009 Peamore Wood SX916885 7.0 Broadleaved plantation on an ancient OSWI

woodland site & a small pond

SX98/011 Peamore Lake SX922882 2.3 Lake with tall herb vegetation & OSWI

secondary broadleaved woodland

SX98/014 Lears Copse SX921865 & 1.4 Broadleaved woodland OSWI

SX923865
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SX98/022 Trood House SX927885 2.3 Broadleaved woodland and semi- OSWI

improved grassland

SX98/029 Blackhall's Fields SX933875 2.5 Semi-improved neutral grassland, wet OSWI

tall & short herb vegetation

SX98/030 Blackhall's Copse SX931874 1.0 Broadleaved woodland OSWI

SX98/031 Kerswell North SX928872 8.4 Wet and dry semi-improved neutral OSWI

Fields grassland

SX98/010 The Rock SX917879 2.9 Broadleaved woodland and semi- UWS

improved grassland

SX98/012 Red Cross Brake SX919871 0.7 Broadleaved woodland and semi- UWS

improved grassland

SX98/D13 Quarry Copse SX918867 1.9 Broadleaved woodland UWS

SX98/021 Kenbury Wood SX922872 6.3 Ancient woodland & broadleaved UWS

woodland

County Wildlife Sites (CWS): these are sites of county importance for wildlife, designated on the basis of the habitat or the known presence of
particular species. This is not a statutory designation like SSSls, and does not have any legal status. The National Planning Policy framework
requires local authorities to identify and map locally designated sites of biodiversity importance (such as County Wildlife Sites) as part of the Local
Plan process and to draw up criteria based policies against which proposals for development affecting them will be jUdged. CWS recognition does
not demand any particular actions on the part of the Landowner and does not give the public rights of access. However, it may increase eligibility for
land management grants.
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Other Sites of Wildlife Interest (OSWI): these are sites of significant wildlife interest within a local context that have been surveyed but do not reach
the criteria for County Wildlife Sites. They are not covered by PPS9, but may be included in Local Plans.

Unconfirmed Wildlife Sites (UWS): these are sites identified as having possible interest but not fully surveyed. Some of these sites will be areas of
significant wildlife interest.

Regionally Important Geological and Geomorphological Sites (RIGS): these are earth science sites that are of regional or local importance. Like
CWS, they are included in Local Plans and referred to under PPG9.

Ancient Woodland Inventory (AWl): Ancient Woodland is a term applied to woodlands which have existed from at least Medieval times to the
present day without ever having been cleared for uses other than wood or timber production. A convenient date used to separate ancient and
secondary woodland is about the year 1600. In special circumstances semi-natural woods of post-1600 but pre-1900 origin are also included. The
Devon Ancient Woodland Inventory was prepared in 1986 by the Nature Conservancy Council. There are two types of ancient woodland, both of
which should be treated equally in terms of the protection afforded to ancient woodland in Planning Policy Statement note nine (PPS9):

• Ancient semi-natural woodland (ASNW): where the stands are composed predominantly of trees and shrubs native to the site that do not obviously
originate from planting. The stands may have been managed by coppicing or pollarding in the past, or the tree and shrub layer may have grown up by
natural regeneration.

• Plantations on ancient woodland sites (or PAWS, also known as ancient replanted woodland): areas of ancient woodland where the former
native tree cover has been felled and replaced by planted stock, most commonly of a species not native to the site. These will include conifers such
as Norway spruce or Corsican pine, but also broadleaves such as sycamore or sweet chestnut.
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Legally protected & nolable species records
within 1km of Peamore Garage, Alphlngton, Exeter (2012)
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Legally protected & notable species records

within 1 kilometre of Peamore Garage, Alphington, Exeter (2012)

No Common Name Scientific Name Locality Year Grid UK International Status
Reference Protection Protection

1 Skylark Alauda arvensis West Town Farm, 2008 SX911884 UKBAP (P);
Ide Red

2 Small-Flowered Ranunculus Nr Kennford, 1976 SX914864 DN3
Buttercup parviflorus Exeter

3 Common Toad Bufo bufo Garden at Beers 2002 SX914866 WCA 5 (S); Bern III UKBAP (P)
Terrace, Kennford, NERC 41
Exeter

4 Pipistrelle Pipistrellus Cottage at 1998 SX915864 WCA 5, 6 EC IVa; Bern
pipistrellus Kennford, Exeter III, Bonn II

5 Japanese Fal/opia japonica Back garden of 2001 SX915865 WCA9
Knotweed cottage, Kennford

6 Badger Meles meles A38, before the 2000- SX915868 WCA6, BA Bern III
Plymouth/torquay 2006
split, near to
Kennford turning

7 Badger Meles meles A379 Kennford. 2006 SX915869 WCA6, BA Bern III
Before overhead
road bridge

8 Badger Meles meles A38 southbound 2003 SX915870 WCA6, BA Bern III
near Kennford
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9 Badger Meles meles A379/A38 junction 2000 SX916869 WCA6, BA Bern III
sliproad,
southbound

10 Badger Meles meles A379 near 2003 SX916870 WCA6, BA Bern III
Kennford

11 Badger Meles meles A38 2000 SX916872 WCA6, BA Bern 11/

12 Badger Meles meles By side of road 2001 SX917873 WCA6, BA Bern III
where A379 leaves
the A38 on the
outskirts of Exeter

13 Badger Meles meles A379 2000 SX917874 WCA6, BA Bern 1/1

14 Badger Meles meles A379 slip road off 2002 SX917875 WCA6, BA Bern 1/1
the A38, north of
Kennford

15 Rhododendron Rhododendron Peamore Wood 1994 SX917886 WCA9
ponticum

16 Turtle Dove Streptopelia Near Kennford 2001 SX9186 NERC 41 UKBAP (P);
turtur Red

17 Badger Meles meles A379 road, 2002 SX918876 WCA6, BA Bern 1/1
approaching
Exeter

18 Badger Meles meles A379 north of 1999 SX918880 WCA6, BA Bern III
Frank Tuckers
garage

19 Badger Meles meles A30 Eastbound 2000 SX919887 WCA6, BA Bern III
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20 Otter Lutra lutra A379 Exeter where 2010 SX920886 WCA5; EC lIa, lila; UKBAP (P);
it crosses over A30 NERC 41 Bern /I DBAP

21 Badger Meles meles A379 Alphington, 2005 SX921886 WCA6, BA Bern III
Exeter. Before left
turn to Alphington

22 Swallow Hirundo rustica Kennford 2006 SX9248S5 Amber

23 Yellowhammer Emberiza Kennford 2006 SX924865 NERC 41 UKBAP (P);
citrinella Red

24 Badger Meles meles On the A38 at 2002 SX924876 WCAS, BA Bern III
Exeter. On the
edge of the
carriageway; west
of slip road to A30,
travelling from
Plymouth to Exeter

25 Badger Meles meles A30 at Exeter, on 1997 SX925883 WCA6, BA Bern III
hard shoulder by
large verge

26 Badger Meles meles Exminster. 2005 SX927872 WCAS, BA Bern III
Southbound side
ofA38

27 Primrose Primula vulgaris Kerswell North 1994 SX928872 DBAP
Fields

28 Badger Meles meles A30 southbound 2006 SX928880 WCAS, BA Bern 1/1
Exminster

29 A bat Chiroptera Little Kerswell, 1994 SX929868 WCA5,S EC IVa; Bonn II
Exminster, Exeter
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30 Large-Flowered Verbascum Exminster 1978- SX931883 NS;DN2
Mullein virgatum 1992

31 Brent Goose Branta berniels Around Day's 2003 SX934875 Amber
PottIes Lane,
Exminster

32 Great Orobanehe Exminster 1978 SX934875 NS;DN1
Broomrape rapum-genistae

33 Kingfisher Afcedo atthis Around Day's 2003 SX934875 WCA1 Amber
Potties Lane,
Exminster

34 Small Heath Coenonympha 1997 SX9388 NERC 41 UKBAP (P)
pamphilus

NERC 41

WCA1

WCA5

WCA 5 (S)

WCA6

WCA9

BA

Bern II

NERC Act (2006) Section 41: Species listed under Section 41 of the Natural Environment and Rural Communities Act (2006). These are
the species found in England which have been identified as requiring action under the UK BAP. All local authorities and other public
authorities in England and Wales have a duty to promote and enhance biodiversity in all of their functions.

Wildlife and Countryside Act (1981) Schedule 1: birds which are protected by special penalties at all times.

Wildlife and Countryside Act (1981) Schedule 5: species protected against killing, injury, disturbance and handling.

Wildlife and Countryside Act (1981) Schedule 5: (sale): species protected against sale only.

Wildlife and Countryside Act (1981) Schedule 6: animals (other than birds) which may not be killed or taken by certain methods

Wildlife and Countryside Act (1981) Schedule 9: animals and plants for which release into the wild is prohibited.

Protection of Badgers Act 1992: badgers may not be deliberately killed, persecuted or trapped except under licence. Badger setts may
not be damaged, destroyed or obstructed.

Convention on the Conservation of European Wildlife and Natural Habitats (Bern Convention) Appendix II: Special protection for
listed animal species and their habitats.
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Bern III

EClla

ECllla

ECIVa

Bonn II

UKBAP(P)

DBAP

NS

Convention on the Conservation of European Wildlife and Natural Habitats (Bern Convention) Appendix III: Exploitation of listed
animal species to be SUbject to regulation

EC Directive on the Conservation of Natural Habitats and of Wild Fauna and Flora (Habitats & Species Directive) Annex lIa:
Designation of protected areas for animal and plant species listed.

EC Directive on the Conservation of Natural Habitats and of Wild Fauna and Flora (Habitats & Species Directive) Annex ilia:
Species used as criteria for designating Special Areas of Conservation (SACs).

EC Directive on the Conservation of Natural Habitats and of Wild Fauna and Flora (Habitats & Species Directive) Annex IVa:
Exploitation of listed animals and plants to be SUbject to management if necessary.

Convention on the Conservation of Migratory Species of Wild Animals (Bonn Convention) Appendix II: Range states encouraged to
conclude international agreements to benefit species listed.

UK Priority Species (Short and Middle Lists - UK Biodiversity steering Group Report 1995) i.e. species that are globally threatened
and rapidly declining in the UK (by more than 50% in the last 25 years). Has a Species Action Plan.

Devon Biodiversity Action Plan species: these have been identified as species of key conservation concern in Devon.

Nationally Scarce: 15-100 10km squares in Atlas of British Flora 1962.

Devon Notable Species: Selected species recorded from over 50 2km squares in the Atlas of Devon Flora 1984 (R.B. IVimey-Cook, Department of Biological
Sciences, The University of Exeter).

DN1

DN2

DN3

Red List

Amber List

Devon Notable1
: 1-25 2 km squares in Atlas of Devon Flora 1984.

Devon Notable2
: 26-50 2 km squares in Atlas of Devon Flora 1984.

Devon Notable3
: Selected species recorded from over 50 2 km squares in Atlas of Devon Flora 1984.

Bird species of high conservation concern, such as those whose population or range is rapidly declining, recently or historically, and those
of global conservation concern.

Bird species of medium conservation concern, such as those whose popUlation is in moderate decline, rare breeders, internationally
important and localised species and those of unfavourable conservation status in Europe.
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APPENDIX 2 - SPECIES LISTS

Table 1. Spedes recorded dUring the site survey

Name (Stace 1999)

Anagallis arvensis

Arctium lappa

Arrhenatherum elatius

Cardamine flexuosa

Cerastium fontanum

Chaerophylium temulum

Chenopodium album

Cirsium arvense

Conium maculatum

Crataegus monogyna

Dipsacus fulionum

FUago germanica

Fraxinus excelsior

Fumaria muralis

Geranium columbinum

Geranium lucidum

Glechoma hederacea

Hedera helix
Hieracium

Hypericum perforatum

/lex aquifolium

fnula conyzae

Leontodon autumnalis

Linaria vulga,;s
Unum usitatissimum

Misopates orontium

Myosotis ramosissima

Persicaria maculosa

Poa annua

Prunus spinosa
Quercus Hex

Quercus robur

Rosa caninG agg.

Rubus fruticosus agg.

Rumex obtusifolius

Sambucus nigra

Senecio jacobaea

Sherardia arvensis

Solanum nigrum

Thlaspi arvense

Tripleurospermum inodorum

Ulmus procera

I English name

Scarlet Pimpernel

Greater Burdock

False Oat-grass

Wavy Bitter-cress

Common Mouse-ear

Rough Chervil

Fat Hen

Creeping Thistle

Hemlock

Hawthorn

Teasel

Common Cudweed

Ash

Common Ramping-fumitory

Long-stalked Cranesbill

Shining Crane's-bill

Ground-ivy

Ivy

Hawkweed sp.

Perforate St John's-wort

Holly

Ploughman's-spikenard

Autumn Hawkbit

Common Toadflax
Cultivated Flax

Weasel's snout

Early forget-me-not

Redshank

Annual Meadow-grass

Blackthorn
Evergreen oak

Pedunculate Oak

Dog-rose

Bramble

Broad-leaved Dock

Elder

Common Ragwort

Field Madder

Black Nightshade

Field Penny-cress

Scentless Mayweed

English Elm

IAbundance

F

o
LA

o
o
o
o
F
o
LF

LF

o
o
o
o
o
F

o
o
o
o

?R
R
o
D
R

o
o
F

LF
R

o
o
o
o
R

o
o
o
o
o
R



Urtica dio;ca Common Nettle
Verbascum nigrum Dark Mullein

Verbascum thapsus Great Mullein

Veronica persico Common Field-speedwell

Viola arvensis Field Pansy

DAFOR scale: - I
D =Dominant, A =Abundant, F =Frequent, 0 =Occasional, R =Rare, L =
Locally
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Table 2 - Scientif"1C names of species mentioned in the text.

Scientific name Common name
Melesmeles Badger

Lutra lutra Otter

Muscardinus avellanarius Dormouse

Erinaceus europaeus Hedgehog

Lacerta vivipara Common lizard

Vipera berus Adder
Anguis fragilis Slow worm
Natrix natrix Grass snake
Lissotriton vulgaris Smooth newt
Lissotriton he/veticus Palmate newt
Rana temporaria Common Frog

Bufo Bufo Common Toad
Triturus cristatus Great crested newt
Emberiza cirlus Cirl bunting
Podiceps auritus Siavonian grebe
Recurvirastra avosetta Avocet
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APPENDIX 3 - RECOMMENDED PLANTING

Standard trees and shrubs for landscaping

Pedunculate oak Quercus robur

Sessile oak Quercus petraea

Holly flex aquifolium

Silver birch Betula pendula

Ash

Rowan

Fraxinus excelsior

Sorbus aucuparia

Native shrubs for hedges and landscaping

Hawthorn Crataegus monogyna

Guelder rose Viburnum lantana

Holly flex aquifolium

Rowan Sorbus aucuparia

Spindle Euonymus europaeus

Field maple Acer campestre

Dogwood Comus sanguinea

Wild privet Ligustrum vulgare

Blackthorn Prunus spinosa

Hazel Corylus avellana

Elder Sambucus nigra

Willow Salixsp

Crab apple Malus sylvestris
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SUMMARY

• This report describes the results of a bat activity survey of a proposed employment

development site on land to the south and east of Peamore Garage, Alphington,

Exeter (Grid reference: SX 922 876).

• The majority of the land to the south of Peamore Garage is one horse grazed field

comprised of improved or semi-improved species poor grassland. There is a partial

hedgerow consisting mostly of hawthorn present on the western boundary to the

A379 and a small portion of broadleaved woodland adjacent to the A38. To the east

of Peamore Garage is a large arable field, surrounded by a hedgerow, trees and

scrub. Both sites are bordered by the A38 to the south.

• No designated sites are present and the only UK Biodiversity Action Plan (BAP)

Priority habitat present is the hedgerow on the northern boundary, which does not

meet the Hedgerow Regulations 1997 criteria of Importance.

• Three activity surveys were carried out between July and september 2012.

• Four species of bat were recorded during the surveys. The vast majority of contacts

were with common pipistrelle bats.

• The results show very low levels of bat activity across the grassland and arable land,

with moderate activity along the northern site boundary along Days Pottle lane. Low

numbers of bats «3 contacts) were recorded along the tree belt to Peamore Garage

and along the southern site boundary with the A38.

• Retention of landscape features used by foraging and commuting bats is

recommended. Where hedgerows and tree belts reqUire removal, mitigation in the

form of replacement planting will be reqUired. Lighting should be designed so as not

to be detrimental to bats and enhancement through new planting and installing bat

boxes is recommended.
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1 INTRODUCTION

This report describes the results of a bat activity survey of a proposed employment

development on land adjoining Peamore Garagel Alphington, near Exeter) (grid

reference: SX 922 876). The survey was commissioned by Ed Haynes of Haynes

Planning Ltd in relation to a proposal for employment development.

The aim of this survey was to assess the use of the site by bats and determine the

level of impact from the proposed development. Recommendations for further survey

workl mitigation and/or enhancement have been made.

This survey has been completed by a Natural England licenced bat worker. All staff of

Green Ecology are members of the Institute of Ecology and Environmental

Management (IEEM) and bound by its Professional Code of Conduct.

1.1 Site Description

This 18 hectare site is located on land bordering the A38, around 2km from the

Alphington area of Exeter and 1.3km to the north of Kennford.

The Peamore Garage site (locally known as Frank Tuckers) is to the east and south

of the site, with a line of planted trees forming the boundary. The site boundary

includes part of a small block of broadleaved woodland adjacent to the A38. The

habitats on site consist of grassland and arable land with hedgerows and trees

bordering the fields. The land is gently undulating.

The landscape surrounding the site is a mixture of arable farmland and pasture with

small blocks of broadleaved woodland. There are some major roads and smaller

lanes in the vicinity.

1.2 Proposed Development

The proposal is for an outline planning application for up to 200,000 sq. ft (gross

f1oorspace) of 81 (b and c), 82 and B8 development on the field south of Peamore

Garage. The area east of the garage is being promoted for employment

development though the development plan process.
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1.3 Survey Methodology

Three dusk activity surveys were completed on 5th and 31st July and 12th September

2012 in order to identify key areas of bat activity. These surveys commenced 15

minutes before sunset and continued for 2 hours after sunset. Two ecologists were

present at each survey. Bat detectors were used to listen to echolocation calls. Echo

Meter 3 bat detectors were used (With frequency division and a built-in real time

sPectrogram to facilitate in-field identification). On the 31st July survey a third

surveyor carried out a tree emergence survey on an evergreen oak tree on the A38

boundary that contained large cracks. On the 12th September survey an Anabat SD2

CF bat detector was placed in the tree belt to the south of Peamore Garage. These

locations are shown on the map in Appendix 1 Figure 1.

Data recorded during the surveys was subsequently analysed on a PC using BatScan

V9 (Visualization Software LLC), BatSound and AnaLook software. This allows the

display of sonograms and power spectra of bat calls, which, together with the

measurement of call parameters such as peak call frequency, pulse length and

repetition rate, assist in identifying calls to species or species groups. Identification

was gUided by information provided in Russ (1999).

Following analysis, the features on the site used by bats such as hedgerows and lines

of trees were assigned to one of three bat interest categories: lOW, MEDIUM and

HIGH;

Areas of LOW bat interest are those for which:

• Three or fewer bat species were detected; and,

• These were present at a low density «3 contacts in a given location).

Areas of MEDIUM bat interest are those for which there were either:

• More than three bat species present at a low density; or,

• Fewer than three species present, but one or more of these present at a high

density (>10 contacts in a given location).

Areas of HIGH bat interest are those for which there were either:
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• More than four species present;

• Fewer than four species present, but one or more of these present at a high

density (>20 contacts in a given location).

This approach gives some indication of the relative levels of bat interest within the

areas that were surveyed. Areas of medium/high bat interest were mapped in

Appendix 1.

It should be noted that the numbers of bats recorded during surveys of this nature

are likely to represent only a proportion of the actual number of bats present.

However, they do give a useful indication of bat density, distribution and behaviour.

1.4 Survey Constraints

The only limitation on the survey was difficulty of access to the woodland block

adjacent to the A38, however the inaccessible areas are outside of the site boundary.
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2 LEGISLATION AND POUCIES

9 :,,"

The National Planning Policy Framework (NPPF) sets out national planning policy

which is committed to minimising impacts on biodiversity and providing net gains in

biodiversity where possible. Under NPPF, local planning authorities have an obligation

to promote the preservation, restoration and recreation of priority habitats, ecological

networks and the protection and recovery of priority species as identified under the

Natural Environment and Rural Communities Act (2006).

All species of bat, their habitat and roosts are protected by the UK Wildlife and

Countryside Act (1981) as amended by the Countryside and Rights of Way (CRoW)

Act (2000). They are also protected by the EC Habitats and Species Directive

(92/43/EC) which is transposed into UK law by schedule 2 of the Conservation

(Natural Habitats and Species) Regulations (1994).

In relation to a development a person commits an offence if they:

• Deliberately capture, injure or kill a bat.

• Damage or destroy a breeding site or resting place (roost) of a bat, regardless of

whether any animals are present.

• Intentionally or recklessly obstruct access to a bat roost.

• Deliberately disturb bats in such a way that is likely to significantly affect -

o the ability of any significant group of bats to survive, breed, or rear their

young, or

o the local distribution or abundance of that species

Any acts that may infringe upon this legislation, such as demolition of bUildings or

removal of trees cannot be undertaken without a European Protected Species

Licence obtained from Natural England.
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3 RESULTS

3.1 Desk Study

The desk study covered all notable and legally protected species and statutorily

designated sites within a 1km radius of the site.

The site itself has no statutory nature conservation designations. The nearest SSSI

and European site is the Exe Estuary, some 2.6km distance from the site. Under the

EU Habitats Regulations (1994) the Exe Estuary is designated as a Special Protection

Area (SPA) because it supports internationally important populations of birds. It is

also designated under the Ramsar Convention 1971 for wetlands of international

importance. The Chudleigh caves Special Area of Conservation (SAC), which is a

hibernation roost for greater horseshoe bats, is 10 km to the west. The proposed

development would not have a direct impact on these designated sites.

The only County Wildlife Site in the desk study area is The Farm (Exminster), which

is approximately 1km from the site and designated for cirl bunting interest. There are

also nine other Sites of Wildlife Interest and four Unconfirmed Wildlife Sites within

1km of the site, the majority being broadleaved woodland on the south side of the

A38.

Within 1 km of the site are records held by the Devon Biodiversity Record centre of a

pipistrelle bat at Kennford and an unidentified bat species at Exminster.

3.2 Survey results

All of the surveys were conducted in weather conditions appropriate for bat activity

surveys (i.e. no heavy rain and no strong wind), as shown in Table 1 below. Light

rain was encountered for a short period during the september survey but it was not

sufficient to prevent bat activity.
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TABLE 1: Weather conditions for the survey

Survey Date Survey SUrvey Start End Wind Rain
number start end temp (0C) temp

ee)
1 05/07/2012 21:14 23:20 17 14 None None
2 31/07/2012 20:45 23:10 15 15 None None
3 12/09/2012 19:15 21:30 18 15 None LiQht rain

A total of four species of bat were recorded during the surveys; common pipistrelle,

soprano pipistrelle, noctule and Myotis species bats. Myotis species are frequently

difficult to identify using bat detectors and bat call analysis software (see Appendix 2

for scientific names of bat species).

Common pipistrelle bats were encountered most frequently along Days Pottle Lane, a

hedge lined country lane with mature oak trees. During the July surveys, pipistrelle

foraging activity was moderate in this location from an hour after sunset for 15

minutes. The bat activity continued to be moderate along the lane to the north of

Peamore Garage to the junction with the A379. However activity along the lane and

across the remainder of the site was low during the September survey.

Common pipistrelle bat activity was also moderate along the planted tree belt to the

east of Peamore Garage, which contains tall conifer trees, and in this location low

numbers of Myotis bat passes were recorded. Very low bat activity was recorded

along the planted tree belt to the south of Peamore Garage, which contains shorter

trees and more gaps. The Anabat placed in the tree belt south of Peamore Garage

(see AppendiX 1 figure 1 for location) only recorded one brief Noctule bat pass

during 2 hours of survey on the 12th September.

Activity was low in a number of other locations shown on Figure 2, with individual

records of noctule bats along the southern site boundary adjacent to the A38. One

of these bats was observed to cross the A38 so these may be commuting from the

woodland block on the far side of the A38. The emergence survey (see Appendix 1

figure 1 for location of surveyor) recorded one noctule bat and two pipistrelle bats in

the vicinity of the evergreen oak but no indication that a tree roost was present.

The small woodland block partly within the site boundary had low bat activity

recorded, despite the presence of mature trees. No bat activity was recorded in the
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field south of Peamore Garage, except for low activity in the eastern corner of the

field adjacent to the woodland and for one bat pass adjacent to screen planting to

Peamore Garage along the A379.

ActiVity levels and locations are show in Appendix 1 Figure 2.

12-09-393-AES Peamore Garage
Bat activity survey report

8 September 2012



4 CONCLUSIONS AND RECOMMENDATIONS

4.1 Evaluation

The open field areas of the site had minimal bat activity and contain no habitats of

value to bats for roosting or foraging. The hedgerow along the northern boundary

with Days Pottle lane and the tree belt to the east of Peamore Garage have a

moderate value for bats and fonn part of a foraging and commuting route,

particularly for pipistrelle species. No evidence of bat activity suggesting tree roosts

were found during the bat surveys and no buildings are present on the site, therefore

no roosts would be lost. The main species present (common and soprano pipistrelle)

are relatively common and tolerant of street lighting. It is highly unlikely that the

proposed development will have a negative impact on the local bat population.

4.2 Impact assessment

The proposed layout of development on land south of Peamore Garage shown on the

Outline Landscape Proposals drawing 166.01 indicates retention of the small

woodland copse and new hedgerow planting along the site boundaries. Some screen

planting adjacent to Peamore Garage would require removal to achieve vehicle

access to this part of the site. This feature has been found not to be important for

bat foraging or commuting.

A proposed layout for development east of Peamore Garage is not available but it will

be possible to develop the site without a detrimental impact on bats. Mitigation

recommendations are proVided to ensure development does not harm bat

populations in the area.

4.3 Mitigation strategy

Moderate levels of bat activity have been detected on the northern hedgerow and

Days Pottle Lane. It is recommended that this hedgerow and the hedgerow trees in

the lane are retained. All hedges on site are UK Biodiversity Action Plan priority

habitats and their retention will maintain foraging areas and commuting routes for all

species of bats. The tree belt on the eastern boundary of Peamore Garage should

also be retained as a foraging and commuting route.
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It is unlikely that removal of the small proportion of the broadleaved woodland within

the site boundary will be required in order to accommodate the development so no

mitigation has been recommended for this.

If creating access to the site will result in loss of hedgerow habitat, to ensure no net

loss of biodiversity, it is recommended that a new hedgerow is planted on the

eastern and western site boundaries and replacement hedgerows on the northern

boundary, as shown in Appendix 1 Figure 3.

Lighting

To minimise the impact of lighting on foraging and commuting bats along the

northern boundary hedgerow, ensure that light levels are less than 5 Lux at five

metres from the hedge. The use of a lighting design computer program that

predicts where light will fall should be used to predict the potential impact of the

proposed lighting scheme. Accessories such as hoods, cowls, shields or may need to

be used on street or security lighting to achieve this. Planting or man-made features

that are required within the build can be positioned so as to form a barrier against

light spill. Motion sensitive security lighting or downward facing lights on bUildings,

for example can also help reduce light levels at the hedgerow. Timers could be used

to reduce the hours lit.

Further advice is given in the Bat Conservation Trust guidance document Bats and

Lighting in the UK (Bat Conservation Trust, 2009).

4.4 Further survey work

The information contained within this report is valid for a total period of one year

from the date of survey. If development has not commenced within this time frame

then the site should be surveyed again in order to identify any changes to the

ecology that would be considered a constraint to the proposed development.

4.5 General impact avoidance dUring the construction phase

To allow bats to continue to use the site safely, works should finish at least 30

minutes before sunset and commence at least 30 minutes after sunrise during the

bats active season (from May to September inclusive).
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4.6 Suggestions for enhancement

The following recommendations will enhance the biodiversity of the site post

development:

Landscaping

• Compliment the tree belt to the east of Peamore Garage and the trees and

scrub on the A38 boundary with additional planting of native species (see

Appendix 3 for species list) to enhance these as bat commuting routes.

• To improve the value of the hedgerow as a bat commuting feature, it is

recommended that a number of suitable tree species, such as oak, should be

allowed to develop into standard trees.

• The site can be improved for bats through the landscaping scheme by

planting new native hedges, native trees and dense blocks of native and

wildlife friendly shrubs within the development. A list of suitable species is

prOVided in Appendix 3. Habitat for small mammals and invertebrates will also

be provided if shrubs are selected for a seasonal succession of nectar

producing flowers followed by frUits/nuts (Appendix 3).

• Further enhancement and improvement of habitat networks can be achieved

by planting of additional woodland adjacent to the woodland block shown on

figure 2. Suitable species are listed in Appendix 3.

Artificial bat roosts

• Opportunities will exist for creation of artificial bat roosts within the structure

of the new units on the site. For industrial buildings, one example of a

suitable bat roost is the SChwegler Bat Tube 2RF. Bat tube 2FR is a

maintenance-free bat box which can be built into the masonry of a wall

(Figure A below). A number of tubes can be placed next to one another in

modular form to create much larger spaces with transverse connecting holes

(www.schwegler-nature.com).This creates space for large crevice dwelling

bat colonies such as common and soprano pipistrelle. This should be placed

away from any security or street lighting
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Figure A. Bat tube 2FR built into the masonry of a wall

Image created by www.schwegler-nature.com

• Bat boxes can also be installed on mature trees on the site boundaries, most

appropriately within the woodland copse and the tall tree belt to the east of Peamore

Garage. Install three general purpose bat boxes on each tree, set at slightly varying

heights at approximately 30m up the tree on the west, south and east aspect of the

trunk. Examples of bat boxes are shown in Appendix 4.

5 REFERENCES AND FURTHER INFORMATION

• Institute of Ecology and Environmental Management (2006) Guidelines for Ecological

Impact Assessment in the United Kingdom

• Bat Conservation Trust (2012). Bat surveys - Good Practice Guidelines. The Bat

Conservation Trust, London.

• Bat Conservation Trust (2009) Bats and lighting in the UK - Version 3, May 2009,

The Bat Conservation Trust, London.

• English Nature (Now Natural England) (2004). Bat Mitigation Guidelines. English

Nature.

• Joint Nature Conservation Committee (2004). Bat Workers Manual. Joint Nature

Conservation Committee.

• Data search websites: -

o

o

o UK Biodiversity Action Plan:-

12-09-393-AES Peamore Garage
Bat activity survey report

12 september 2012



6 UST OF APPENDICIES
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Figure 3 - Proposed m~lgation for bats
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APPENDIX 2 - Species lists
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Table 1 - SCientific names for species mentioned in the text

SCientific name COmmon name

Pipistrellu5 pipistrelles Common pipistrelle bat

Pipistrellus pygmaeus Soprano pipistrelle bat

Nydalus noctula Noctule bat
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APPENDIX 3 - RECOMMENDED PLANTING

Standard trees and shrubs for landscaping

Pedunculate oak Quercus robur

Sessile oak Quercus petraea

Holly flex aquifolium

Silver birch Betula pendula

Ash Fraxinus excelsior

Rowan Sorbus aucuparia

Native shrubs for hedges and landscaping small sites

Hawthorn Crataegus monogyna

Guelder rose Viburnum lantana

Holly llex aquifolium

Rowan Sorbusaucuparia

Spindle Euonymus europaeus

Field maple Acer campestre

Dogwood Comus sanguinea

Wild privet Ligustrum vulgare

Blackthorn Prunus spinosa

Hazel Corylus avellana

Elder Sambucus nigra

Willow Salix sp

Crab apple Malus sylvestris

Non-native shrubs with wildlife value

Aucuba

Barberry

Beauty bush

Blue spiraea

californian lilac

Daisy bush

Escallonia

Flowering currant

lavender
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Spiraea arguta
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Rugosa rose

Viburnum

Cotoneaster

Willow (dwarf varieties)

Shrub honeysuckle

Rosa rugosa

Viburnum spp

Cotoneaster sp

Salix sp

Lonicera fragrantissima

.' ,~

Plug plants/seeds/bulbs for under and around shrub planting

Bugle Ajuga reptans

Bluebell Hyacinthoides non-scripta

Primrose Primula vulgaris

Wood anemone Anemone nemorosa

Wild daffodil

Wild garlic

Columbine

Wood sage

Male fern

Broad buckler fern

Wood sedge

Remote sedge
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Allium ursinum

Aquilegia vulgaris
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Figure 3 - Example bat boxes suitable for installation on buildings.

(SChwegler bat boxes or those made of a similar material are more hard wearing and

will last longer than wooden boxes).

green

Figure 4 - Example bat bricks suitable for incorporation into buildings.

Wooden bat box Sd1wegler IFF bat box Sd1wegler 2F bat box Sd1wegler IFQ bat box
(can also be Installed

(Image taken from on buildinQs)
) (Images from )

APPENDIX 4 - PROVISION FOR BATS IN BUILDINGS
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Non Technical Summary 
 

 
Several enclosures and ring ditches are recorded within close proximity to the Site and this 

strongly suggests that the general area has a high potential for containing buried 

archaeological remains.  In addition the A379 on the western Site boundary follows the route of 

a Roman road.  However, it is likely that the construction of the small industrial area in the 

northern part of the Site will have damaged or destroyed any archaeology here.   Furthermore 

the southern part of the Site was used for the deposition of landfill during construction of the A38 

and this would also have had a destructive effect on any archaeological remains.   
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1 Introduction 

 
1.1 This report presents the results of an assessment of the potential archaeological resource 

on land at the junction of the A379 and the A38 west of Exminster in Devon centred on NGR: SX 

9189 8746 and hereafter referred to  as “the Site” (Figure 1).  The land presently consists of a 

pasture field to the south with a small industrial area to the north.   The aim of this assessment is to 

inform on the archaeological implications of any future development.   

 

1.2 The Site is bounded to the north by Days Pottles Lane, to the west by the A379, to the 

south by the A38 and to the east by arable fields.  Topographically the Site lies on the south-

facing slope of a valley from approximately 60m to 50m AOD, although the ground rises 

noticeably in the southern part of the site before falling towards the A379.   This rise in ground 

level is due to the deposition of landfill during construction of the A38.  The geology is recorded 

as the Heavitree Breccia Formation (www.bgs.ac.uk).   
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2 Methodology 
 
2.1 This report has been produced in accordance with guidelines in the Standard and 

Guidance for historic environment desk-based assessment issued by the Institute for 

Archaeologists (2011).  The report included consultation of readily available archaeological and 

historical information from documentary, cartographic and aerial photographic sources.  The 

major repositories of information comprised: 

 

 Devon Historic Environment Record (HER) for records of known archaeological sites 

and findspots within 500m of the Site.  Relevant details are listed in Appendix 1; 

 the on-line National Heritage List for England database for details of designated 

heritage assets close to the Site; 

 historic maps and documents held by the Devon Record Office.  The consulted 

maps are listed in Appendix 2;  

 aerial photographs held by the National Monuments Record.  The consulted 

photographs are listed in Appendix 3;  

 the results of a Phase I Geoenvironmental Assessment and Preliminary Soakaway 

Assessment (WSP 2012); and 

 the results of a Site visit undertaken on 19th July 2012.   

 

2.2 Section 3 of this report summarises relevant planning legislation and guidance and 

Section 4 summarises designated heritage assets close to the Site.  These designated heritage 

assets are marked on Figure 1 and summarised in Appendix 1.  Section 5 summarises other 

recorded non-designated heritage assets within and around the Site, and their known locations 

are marked on Figures 2-4 and again summarised in Appendix 1.  Section 6 details the results of 

cartographic and aerial photographic research along with a Site visit and extracts from historic 

maps are shown in Figures 5-6, aerial photographs in Figure 7 and Site photographs in Figure 8.  

Section 7 considers the results of trial pits excavated as part of a soakaway assessment and 

Section 8 outlines the conclusions of this report.   
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3 Planning Legislation and Guidance 
 
3.1 A key piece of legislation relating to archaeology is the Ancient Monuments and 

Archaeological Areas Act (1979).  In this regard the nearest scheduled monuments consists of a 

Romano-British farmstead approximately 360m to the north (Figure 1, no. 1) and an earthwork 

enclosure of possible Iron Age/Romano-British date approximately 1km to the east (Figure 1, no. 

2).   

3.2 The most relevant planning guidance concerning archaeology and other heritage assets 

is to be found in paragraphs 126-141 of the National Planning Policy Framework (2012). These 

advise on planning procedures covering designated heritage assets (e.g. world heritage sites, 

scheduled monuments, listed buildings, conservation areas, registered parks & gardens and 

registered battlefields) and also non-designated heritage assets which are of heritage interest 

and therefore a material planning consideration.  Part of paragraph 128  states that where a 

development site includes or has the potential to include heritage assets with archaeological 

interest, local planning authorities should require developers to submit an appropriate desk-

based assessment and, where necessary, a field evaluation. 

3.3 Archaeological remains are also protected under saved policies in the Teignbridge 

Council Adopted Local Plan.  Saved policies C51 and C52 are as follows: 

Policy C51 

In considering development applications there will be a presumption in favour of 

physically preserving nationally important archaeological remains and their settings 

whether scheduled as Ancient Monuments or unscheduled.  In respect of other sites of 

archaeological interest and their settings, development proposals will be permitted 

where the importance of the development outweighs the local value of physically 

preserving the archaeological remains in situ.  This Policy will include all sites referred to in 

the Devon County Sites and Monuments Register. 

 

Policy C52 

When considering applications affecting archaeological sites, the Council will seek the 

advice of the County Council which has specialist officers to deal with archaeology.  The 

Council may request a field evaluation of archaeological sites to establish their 

importance prior to determination. Where it is considered acceptable to allow 

development of a site of archaeological interest the Council may wish to satisfy itself that 

the developer has made appropriate provision for recording archaeological remains.  It 
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may impose a condition on a planning approval requiring reasonable access before or 

during development to observe and record items of interest. 

 

3.4 This assessment represents a desk-based archaeological phase in the Site evaluation 

process and will inform consideration of any future development proposals in accordance with 

the NPPF and saved policies C51 and C52.   
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4 Designated Heritage Assets 
 

4.1 No designated heritage assets are located within the Site.  In this regard the nearest 

scheduled monuments consist of a Romano-British farmstead approximately 360m to the north 

(Figure 1, no. 1) and an earthwork enclosure of possible Iron Age/Romano-British date 

approximately 1km to the east (Figure 1, no. 2).   

4.2 In addition, two Grade II listed buildings are located within 500m of the Site namely 

Peamore Cottage approximately 300m to the north (Figure 1, no. 3), and 1-4 Peamore House 

approximately 350m to the north-west (Figure 1, no. 4).  Further listed buildings lie wider afield 

notably several buildings in Kennford and another at Kerswell Farm approximately 750m and 

1km to the south respectively.  

 

Summary 

4.3 No designated heritage assets lie within the footprint of the Site.  However, any future 

development would have to take into account any potential effects on the settings of the 

scheduled monuments and listed buildings.    
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5 Other Recorded Heritage Assets  

 
Introduction 

 
5.1 With the exception of a now removed milestone there are no entries recorded on the 

Devon HER within the Site.   The milestone is recorded on an 1896 Ordnance Survey map on the 

A379 (Figure 2, no. 5 and Figure 6) although no sign of it was noted during the site walkover and 

it may have been removed when the A379 was widened.   However, it should be emphasised 

that the HER is constantly being updated and, as it can only include sites and findspots which 

are known about, cannot be interpreted as a definitive list of all surviving archaeological 

remains.   

 

5.2 The Site was included in a previous desk-based assessment in 2010 which covered a 

large area to the south-west of Exeter.  This assessment concluded that the pasture field in the 

southern part of the Site was of medium archaeological potential while the arable fields to the 

east were of high archaeological potential (AC 2010).   

 

Recorded Prehistoric (10,000BC – AD42) and Roman (AD42-410) heritage assets within the vicinity 

of the Site 

 

5.3 Several Prehistoric archaeological sites are recorded on the Devon HER within close 

vicinity of the Site, as summarised below, although again this should not be viewed as a 

definitive list of all surviving archaeological remains.   

 

 an undated mark with a diameter of around 15m has been identified 

approximately 100m to the east from an aerial photograph taken in 1984 (Figure 2, no. 

6).  This mark may represent the cropmark of a Bronze Age ring ditch, although it was not 

evident in other aerial photographs examined as part of this assessment;   

 cropmark of a possible enclosure approximately 400m to the south surrounding 

two cropmark ring ditches and other features (Figure 2, no, 7); 

 cropmarks of potential ring ditches approximately 850m to the south-east (Figure 

2, no. 8) and approximately 600m-900m to the north-east (Figure 2, nos. 9-11); 

 cropmark of a small enclosure approximately 600m to the north-west (Figure 2, 

no. 12); and 

 worked flints found during archaeological fieldwalking approximately 550m to the 

east (Figure 2, no. 13) and 400m to the south (Figure 2, no. 14).   
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5.4 In addition the A379 is recorded on historic Ordnance Survey mapping as following the 

route of the Roman road from Exeter to Teignbridge (Figure 2, no. 15). 

 

Recorded Post Medieval (AD1540-1900) and Modern (1900-present) heritage assets within the 

vicinity of the Site 

 

5.5 Several Post Medieval and modern archaeological sites are recorded on the Devon HER 

within close vicinity of the Site, as summarised below: 

 

 Kenbury House, a small country house set in a park directly south of the Site 

(Figure 3, no. 16).  The house is recorded as being in existence in 1668 (MB 1822 and Gray 

1995, 128-9), but was demolished during construction of the A38.  Kenbury Lodge, Dairy 

Cottage and Kenbury Cottages were also demolished during the same scheme (Figure 

3, nos. 17-19); 

 an existing pond, which is also shown on the Exminster tithe map of 1840, 

approximately 300m to the north (Figure 3, no. 20); 

 a probable barn demolished during construction of the A30 approximately 700m 

to  the north (Figure 3, no. 21); 

 a former windmill approximately 700m to the west which may have been working 

as a grist mill in 1835 but which was in ruins by 1885 (Figure 3, no. 22); 

 boundary stones show on an Ordnance Survey map of 1896 approximately 300m 

and 600m to the south (Figure 3, nos. 23-24); 

 quarries shown on an Ordnance Survey map of 1896 directly to the south of the 

Site (Figure 3, no. 25), and approximately 900m to the east and 470m to the south  

respectively (Figure 3, nos. 26 and 27); 

 a War Memorial adjacent to Peamore Lodge approximately 450m to the north 

(Figure 3, no. 28); and 

 a mobile World War II anti-aircraft battery was also located close to the eastern 

site boundary (Figure 3, no. 29).   

 

Undated heritage assets within the vicinity of the Site 

 

5.6 Several undated cropmark enclosures are also recorded on the Devon HER ranging in 

approximate distance between 220m and 1km from the Site (Figure 4, nos. 30-38).  In addition 

two small rectangular marks of possible archaeological origin are located approximately 200m 

to the north-east (Figure 4, no. 39) with another approximately 650m to the west (Figure 4, no. 
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40).  Linear cropmarks have also been identified approximately 350m to the south-west (Figure 4, 

no. 41) and approximately 650m to the west (Figure 4, no. 42). 

 

Summary 

 

5.7 Several enclosures and ring ditches are recorded within close proximity to the Site and 

this strongly suggests that the general area has a high potential for containing buried 

archaeological remains.   
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6 Historic Mapping, Aerial Photography and Site Visit 
 

6.1 The earliest consulted map of the Site was the Ordnance Survey First Series map of 1809 

(not illustrated) which shows the Site directly north of Kenbury House, a small country house set in 

parkland approached by a tree-lined avenue from the predecessor of the A379.   Kenbury 

House is shown in more detail on the Exminster Tithe Map of 1840 (Figure 5) which also shows the 

Site partly within the grounds (335) to the west of the house and within fields directly to the north.  

These areas are recorded on the accompanying tithe apportionment as follows: 

 

335 The Lawn (pasture) 

336 Meadow (pasture) 

337 Sixteen Acres (arable) 

338 Twelve Acres (arable) 

 

6.2  By the Ordnance Survey map of 1896 (Figure 6) there had been a few changes to the 

field boundaries within the Site, a footpath is marked leading from the predecessor to the A379 

south-eastwards towards Kenbury House and a lodge is also shown at the western end of the 

tree-lined avenue leading to the house.   

 

6.3 Aerial photographs dating to 1947 and 1963 (Figure 7) also show Kenbury House to the 

south along with the beginnings of the industrial area in the northern part of the Site at the 

junction of the A379 and Days Pottles Lane.   Linear and other marks are shown in the arable 

fields to the north of Kenbury House but none can be confidently interpreted as having an 

archaeological origin.  Otherwise the Site was very similar in layout to that shown on the 1896 

Ordnance Survey map.    

 

6.4 No traces of archaeological earthworks were noted during the site visit although access 

into the pasture field was restricted because of the presence of horses.   However, the remnant 

of a wooded area north of Kenbury House was noted adjacent to the A38 and a mound of 

recent origin was observed next to this in the southern pasture field (Figure 8).  The raised 

topography in the pasture field is due to the deposition of landfill during construction of the A38 

(see results of soakaway assessment in Section 7). 
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Summary 

 

6.5 Historic maps and aerial photographs dating from 1809 to 1963 portray the Site as partly 

lying within the grounds to the west of Kenbury House but mostly within fields between the house 

and Days Pottles Lane.  Linear and other marks shown on aerial photographs in the arable fields 

to the north of Kenbury House cannot be confidently interpreted as having an archaeological 

origin.  Kenbury House was demolished during the construction of this part of the A38, although 

a small piece of woodland to the north-west of the former house still survives.   It is also likely that 

the construction of the small industrial area in the northern part of the Site will have damaged or 

destroyed any archaeology here.  The raised topography in the pasture field is due to the 

deposition of landfill during construction of the A38 and this would also have had a destructive 

effect on any buried archaeology. 
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7 Soakaway Trial Pits 
 

7.1 In November 2011 intrusive site investigation works in the form of machine excavated 

soakaway trial pits were carried out within the Site (WSP 2012).  Five of the trial pits were 

excavated within the raised ground of the pasture field in the southern part of the Site and the 

remainder were located within the arable field to the east.  The approximate locations of the 

trial pits are marked on Figure 4 (the locations of trial pits SA01A and SA03A are not marked but 

were presumably very close to pits SA01 and SA03).    

 

7.2 Within the pasture field in the southern part of the Site made ground was identified in all 

five trial pits (SA01, SA01A, SA02, SA03 and SA03A).   Pits SA01 and SA03 were relocated because 

of an obstruction at a depth of 1m and water ingress at a depth of 0.5m respectively.  The water 

ingress (also identified in pit SA03 at a depth of 0.4m) was interpreted as possibly localised 

perched water within the made ground.  This made ground consisted of very gravelly clay of 

reworked Heavitree Breccia with localised areas containing occasional bricks, ceramics and 

concrete.  The natural geology was not encountered in any of the pits. 

 

7.3 The depths of made ground were as follows: 

 

 SA01  1m (minimum) 

SA01A  1.8m (minimum) 

SA02  2m (minimum) 

SA03  0.5m (minimum) 

SA03A  2m (minimum) 

 

7.4 The remaining trial pits (SA04-SA09) were excavated within the arable field to the east 

and the natural geology was identified directly beneath the topsoil at depths of 0.2 – 0.3m in pits 

SA04-SA07.  However, the depths of the natural geology below the topsoil were deeper in pits 

SA08 and SA09 at 0.9m and 0.6m respectively.  Although the overlying horizon was recorded as 

topsoil it is possible that these pits were excavated through buried archaeological features 

although they could equally have been located over localised deeper areas of topsoil.   
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8 Conclusions 
 

8.1 Several enclosures and ring ditches are recorded within close proximity to the Site and 

this strongly suggests that the general area has a high potential for containing buried 

archaeological remains.  Indeed, the A379 on the western Site boundary follows the route of a 

Roman road.   However, it is likely that the construction of the small industrial area in the northern 

part of the Site will have damaged or destroyed any archaeology here.  Furthermore the 

southern part of the Site was used for the deposition of landfill during construction of the A38 

and this would also have had a destructive effect on any archaeological remains.   

 

8.2 Historic mapping and aerial photography portray the Site as partly lying within the 

grounds to the west of Kenbury House, which was in existence by the late 17th century, but 

mostly within fields between the house and Days Pottles Lane.  Kenbury House was demolished 

during the construction of this part of the A38, although a small piece of woodland to the north-

west of the former house still survives.  Linear and other marks shown on aerial photographs in 

the arable fields to the north of Kenbury House cannot be confidently interpreted as having an 

archaeological origin.   

 

8.3 Informal discussion with the Historic Environment Service of Devon County Council has 

established that, because of the archaeological potential of the area, any application for 

development would need to be supported by a programme of geophysical survey (excluding 

the small industrial area) and trial trenching.   If significant archaeology is identified during this 

process a programme of archaeological mitigation may be required as a condition of planning 

consent.   

 

8.4 However, the northern part of the Site is not considered to have any significant 

archaeological potential as any archaeological resource will have been damaged or 

destroyed by the construction of the small industrial area.  Similarly any archaeological resource 

in the southern part of the Site will have been damaged or destroyed by the deposition of 

landfill.   
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Appendix 1:  The Known Relevant Archaeological Resource (from the Devon 

HER)                       
Site no. HER no. Date Description 
Designated 
heritage sites 

   

1 MDV10043 
MDV14542 
MDV10024 

Romano-
British 

Scheduled monument consisting of enclosures 
north-east of Peamore Cottages.  The site 
consists of a Romano-British farmstead and a 
variety of enclosures, paddocks, etc. can be 
seen on aerial photographs. A circular 
enclosure by the road cutting may be earlier in 
date and in this regard twenty-four flints of late 
Neolithic or early Bronze Age date have also 
been found in fieldwalking including one core 
and two scrapers.  One enclosure has been 
excavated by archaeological trial trenching 
but revealed no internal features.  The site was 
partly destroyed by road construction.  There 
are also cropmarks of ridge and furrow, natural 
features, a broad linear mark, boundary 
ditches of recently removed hedges, and other 
linear marks.   

2  Undated Scheduled monument of an earthwork 
enclosure south of Blackall’s Copse.  Possibly of 
Iron Age or Romano-British date. 

3 MDV87937 
MDV29637 

Post 
Medieval 

Grade II listed Peamore Cottage, which is of 
late 18th or early 19th century date, and an 
adjoining garden wall.  

4 MDV29638 
MDV84326 
MDV64357 

Post 
Medieval 

Grade II listed 1-4 Peamore House which is an 
early 19th remodelling and extension of an 
earlier house.  Architectural elements of 17th 
century date also survive.   

5 MDV39885 Post 
Medieval 

Milestone shown on 1906 Ordnance Survey 
mapping.  

6 MDV37366 Undated Cropmark of a small annular dark mark with a 
diameter of around 15m.  

7 MDV17715 Bronze Age Cropmark of a possible enclosure surrounding 
two cropmark ring ditches and other features.  
The western ring ditch is around 15m in 
diameter and the other, which is double-or 
triple ditched, about 30m in diameter.  Linear 
features are also present as cropmarks to the 
north & south. 

8 MDV17718 Bronze Age Cropmark of a possible ring ditch. 
9 MDV17720 Bronze Age Cropmark of a ring ditch. Sections of 

incomplete curving features are also visible as 
cropmarks. 

10 MDV29599 Bronze Age Cropmark of a ring ditch of 10-15m diameter.   
11 MDV51556 

MDV51557 
MDV51427 

Bronze Age Cropmark of a ring ditch, with a probable 
second recorded close by.  Possibly associated 
with a White Burrough fieldname recorded 
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here on the Exminster tithe map. 
12 MDV52099 Prehistoric Cropmark of a small irregular enclosure, 

possibly double ditched, about 40m in 
diameter.  

13 MDV28913 Neolithic/Br
onze Age 

Thirteen Neolithic/Bronze Age flints found in 
fieldwalking within a radius of 50 metres, 
including one core, one possible fabricator, 
one notched flake and four retouched flakes.  

14 MDV14540 Prehistoric Nine worked flints found in fieldwalking in 
advance of road construction. 

15 MDV18525 Roman Roman road from Exeter to Teignbridge. 
16 MDV15649 

MDV68027 
Post 
Medieval 

Kenbury House a mainly Georgian house set 
within a small park. The Kenbury estate is 
however recorded as early as 1083.   The house 
was demolished in 1974 prior to road 
construction although some areas of the 
garden are still identifiable and a new dwelling 
has been built on the site.  The Exminster tithe 
apportionment also lists a lawn, walled garden 
and pleasure garden at 'kenbury'.  The main 
house at 'kenbury' also had a traditional stable 
block attached. Alongside the stables were 
tack rooms & kennels. These were also 
demolished during road construction.   

17 MDV68028 Post 
Medieval 

Kenbury Lodge' which was demolished during 
construction of the A38. 

18 MDV68029 
MDV68031 

Post 
Medieval 

Dairy Cottage, possibly originally known as 
Barton Farm. The cottage and other buildings 
were demolished during construction of the 
A38.  A quarry is shown on 1880’s Ordnance 
Survey mapping to the rear.   

19 MDV68030 Post 
Medieval 

Kenbury Cottages' a pair of semi-detached 
estate cottages demolished during the 
construction of the A38. 

20 MDV14845 Post 
Medieval 

A fishpond shown on Ordnance Survey 
mapping of 1964. 

21 MDV14736 Post 
Medieval 

Probable barn demolished during construction 
of the A30.  It was about 9m long and 5m wide 
divided into two equal rooms.  

22 MDV18257 Post 
Medieval 

Former windmill which may have been working 
as a grist mill in 1835 although the tithe 
apportionment only shows a 'windmill field'.  
The ruins of a windmill were noted by the 
Ordnance Survey in 1888.   

23 MDV39887 
MDV39888 

Post 
Medieval 

Boundary stone shown on 1906 Ordnance 
Survey mapping.   

24 MDV39889 
MDV39890 

Post 
Medieval 

Boundary stone shown on 1906 Ordnance 
Survey mapping.   

25 MDV39595 Post 
Medieval 

Old quarry shown on 1906 Ordnance Survey 
mapping.   

26 MDV68186 Post Old quarries shown on 1880’s Ordnance Survey 
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Medieval mapping.   
27 MDV21673 Post 

Medieval 
Old quarry shown on 1906 Ordnance Survey 
mapping.   

28 MDV73871 Modern War Memorial adjacent to Peamore Lodge. 
29 MDV58401 Modern A World War II AA Battery located at Kenbury 

documented in June 1942 and manned by 421 
Battery of 108 Regiment Royal Artillery.  It 
consisted of four 3.7" guns and was a mobile 
gun battery without fixed positions. 

30 MDV10046 Undated Cropmark of a possible small square enclosure 
along with several linear features and the 
possible corner of a second rectilinear 
enclosure with a wide single ditch. 

31 MDV29600 Undated Cropmark of a rectangular single ditched 
enclosure with a length of 60-70m. The site can 
just be made out surviving in earthwork form on 
1947 aerial photographs.   

32 MDV17721 Undated Cropmarks of two rectilinear enclosures and a 
curving mark.  

33 MDV10025 Undated Cropmarks of linear features and part of at 
least one sub-rectangular enclosure destroyed 
by a road cutting. 

34 MDV28653 Undated Cropmark of a rectangular single ditched 
enclosure measuring approximately 50m x 50m  

35 MDV28652 Undated Cropmark of a rectangular single ditched 
enclosure measuring approximately 50m x 50m 
with an entrance in the southern side.  

36 MDV28651 Undated Cropmark of a small rectangular single ditched 
enclosure with a linear feature adjacent. 

37 MDV43923 Undated Cropmark of an enclosure.  An archaeological 
evaluation trench here located a shallow 
depression 2m wide by 0.25m deep, probably 
representing the undated enclosure ditch.  

38 MDV17717 Undated Unclear cropmark of three concentric, 
rectangular enclosures.    

39 MDV56061 Undated Cropmark of two small rectangular dark marks, 
measuring approximately 15m x 8m.  

40 MDV37369 Undated Cropmark of a small annular dark mark.  
41 MDV28654 Undated Linear cropmarks.  
42 MDV37438 Undated Cropmark of paired parallel lines or trackway 

with a length of around 100m. 
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Appendix 2:  Consulted Historic Maps (from the Devon Record Office) 
 
 

1809  First Series Ordnance Survey Sheet 22 
1840  Exminster tithe map 
1896  Ordnance Survey (6”) 
1905  Ordnance Survey (25”) 
1906  Ordnance Survey (6”) 
 
 
Appendix 3:  Consulted Aerial Photographs (from the NMR) 
 
 
13.4.1946 RAF/106G/UK/1412 
13.4.1947 RAF/CPE/UK/1995 
11.3.1948 RAF/CPE/UK/2491 
26.7.1963 RAF/543/2332 
14.3.1967 BKS/2822 
28.5.1976 OS/76072 
28.8.1979 OS/79082 
14.6.1992 OS/92196 
6.3.1997 OS/97904 
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INTRODUCTION

1.1.1 This Appraisal has been produced to identify the technical constraints presented
by the land to the south and east aftha Frank Tucker site at Peamore, Exeter.

•- •

1.12 The development site is located off the /J,379 to the south of Exeter, and is
bordered to the north by Days PottIes Lane, to the east and south by agria.dtualland and to
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the west by the A379. The location of the site affords direct vehicular access to the A379,
currently provided via the existing site access.

1.2 DEVELOPMENT PROPOSALS

12.1 For the purposes of this note, the development proposals comprise 398,500sq.ft
(37,021 sqm) of mixed employment comprising 81. B2 and B8 development A new
ra.ndabout access is proposed to the south of the existing Frank Tuckers yard which will
form the main route into the site. The proposals wiN also be enhanced by improvements to
the access at the existing site. The junction is sho'-Nn on Drawing PHl·101.

1.3 FLOODING

1.3.1 Based on the Environment Agency's Flood Risk Mapping the site is shO'M1 to be
within Zone 1 (low risk).

87

....

..
/t ~.:

-I : l_f
I . •

1.4 SURFACE WATER DRAINAGE

1.4.1 South West \Nater reoon:Is indicate that they do not maintain a public surface water
drainage system in this area.

1.4.2 Based on site observations, the existing oommertial area is almost entirely
impenneable and drains through a series of gullies and pipev.o1< to a system located on the
eastern boundary.

1.4.3 Discussions ..wh employees of the Frank Tucker Commerdal Centre indicated that
the drainage flows towards the A38 on the southern boundary of the development site.
Maps of the area ildicate that a watercourse commences at this location and flows under
lheA38.

1.4.4 As the development site is QJrrentty greenfield, it is likely that the surface water
f1ows"";l1 need to be resbicted to OJfTent levels. On this basis, it 'Nill be necessary to
inoorporate a Sustainable Drainage System (SuDs) into the masterplan.

11031042
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1.5 UTILITY RECORDS

Potable Water· South West Water

South West Water records indicate that potable water mains are located to the north and
west of the site. These systems will need to be extended, and subject to demand, be
reinforced to accommodate the new development.

Foul Sewerage· South West Water

South West Water records and on site observations have shown that the site is not served
by public foul mains drainage. The nearest pUblic systems are located in Kennford to the
south-west and Exminster to the east.

The existing site is currently served by two package sewage treatment plants.

The foul flows from the proposed development could be, subject to capacity, pumped to
Kennford or Exminster or with the Environment Agency's consent treated on-site by a
package sewage treatment plant.

Natural Gas· Wales and West

The existing site is not currently connected to the natural gas network.

Wales & west confirmed that a 12" medium pressure main is located 590m to the east of
the site and that this network could be extended to serve the development site.

It should be noted that an existing high pressure main is located in the south east corner of
the site and this will need to be incorporated into the masterplan.

Electricity. Western Power Distribution

The existing site includes an electrical sub-station which forms part of western Power's
network. This system will need to be extended, and subject to demand, be reinforced to
accommodate the new development.

It should be noted that an existing overhead power cable is located on the development site
and this will need to be diverted and/or incorporated into the masterplan.

Telecommunications - BT

The existing site is served by a 81 network and this could be extended to serve the new
development.
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Summary

Constraint Existing provision Development proposal

Flooding Flood Zone 1 No change

Surface water Underground land New Sustainable Drainage System
Drainage drainage (SuDS) draining to existing underground

land drainage

Potable water Water mains to the Extension of the existing network
west and north of the reinforced, as required, to accommodate
site operated by South the increased demand
Westwater

Foul Sewerage On-site package On-site package treatment plant (subject
treatment plants to the Environment Agency's consent) or,

SUbject to capacity, pumped to South
West water's existing foul water network
in Kennford or Exminster.

Natural Gas - Potential new gas network to
accommodate the demand generated by
the proposed development

Electricity Existing network Extension of the existing network
operated by Western reinforced, as required, to accommodate
Power Distribution the increased demand

Telecommunications Existing network Extension of the eXisting network
operated by BT

1.6 TRANSPORT

1.6.1 This review considers the overall strategy for access by all travel modes, trip
generation, distribution and assignment of car trips, the impact of development traffic on key
links and junctions and opportunities for sustainable travel and traffic reduction.

Vehicular access

1.6.2 The main vehicular access to the site is proposed to be via a 3-arm roundabout
located to the south of the existing access on the A379. The visibility at the existing site
access is currently constrained, with limited forward visibility in both directions along the
A379 on the approach to the junction. The proposed roundabout will slow vehicle speeds
and is located to meet the forward visibility requirements, which will help to improve safety
on the A379 and at the site access.

1.6.3 Improvements to the access arrangements could also be achieved at the eXisting
petrol filling station and Frank Tucker yard and Days-Potties Lane with the provision of the
new roundabout. This could be further enhanced by improved road signage and white lining
at the existing access.

1.6.4 Forward visibility in the southbound direction is currently poor and there is some
history of traffic accidents at this junction. The existing priority junction arrangement could
be imprOVed with the restriction of some movements and a new access to the rear of the
site, re-routing Days-PottIes Lane via the development and new roundabout junction onto
theA379.
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1.6.5 The roundabout therefore provides increased capadty at the site access in order
to meet the demands of the proposed development, as well as providing access to the
existing Frank Tuckers site and improvements to local road safety.

Sust81n8ble Tr8nsport Access

1.6.6 Although the development is slightly remote from the built up area of Exeter, the
site falls within a reasonable 2km walk distance of Matford, a small part of Alphington and
Kemford. Matford, Marsh Barton, SI Thomas, A1phington, Countess Weir, St leonards,
Kennford and Kenn all faU 'Nithin a reasonable 5km cycle distance, as is shown below:

Figure 1 - 2km ~/k Radius

'~

o

-• Il'l. n II) ,
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F;,;ure 2 - 5km Cycle Radius

1.6.7 In terms of pedestrian and cydist infraslJuc:ture, a footway is present along the
eastern side of the A379 wnich n.Jns to the north-east and south of the development site. To
the north the footway is continuous, and upon reaching the Devon Molel roundalxlut the
footway continues east along the A379. A signalised pedestrian crossing is provided to the
east of the roundabout to reach the footway on Bad Homburg way. The footway along Bad
Homburg Way provides access to Matford Park and Ride and Marsh Barton Trading Estate.
To the south the footway provides a continuous link to Kennford.

1.6.8 There are a number of existing bus services passing the site induding services 39,
366, X38, X46 and the X64. These provide an average frequency of aroLr'ld 3 buses per
hour but generally during the peak periods there are around 5 buses per hour passing the
site.

1.6.9 As part of the development proposals there"";l1 be an opportooity to improve
pedestrian access to the site, through improved footway/cycleway provision, wnich will
improve access to the bus stops located to the north of the development site. There may
also be opportunities to introduce a pedestrian aossng to allow improved access to the bus
stop on the opposite side of the carriageway.

1.6.10 The level of development of the Quanwm proposed may also support the prolJision
of new or enhanced services and/or re-routing of existing services into the site to fI.xlher
emance public transport access.

1.6.11 There are OJrrently no on or off-road cyde routes within the vicinity of the site,
although a traffic free cycle route i1to Exeter City Centre begins at the Devon Motel
rotndabo<J~ approximately 1.9km to the nor1h east of !he development slte. My footway
improvements along the A379 as part of the development proposals could also inducle
provision for cydists.
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Anivals Departures Total

AM Peak (08:00 -
0.500 0.213 0.71309:00) per 100sqm

PM Peak (17:00-
18:00) per 100sqm 0.122 0.425 0.547

Travel Planning

1.6.12 The development site is located within the Kenn Valley ward, 'Nhid1 does not
currently have large levels of employment located within it. Alphington ward (located next to
Kenn Valley) contains the Marsh Barton Industrial Estate, and therefore may represent a
more typical travel profile to the proposed development site however, both wards have
similar levels of car driver mode share (from the 2001 census data), with 74% of people
working in the Kenn Valley driving to work and 71 % of people working in Alphington ward
driving to work.

1.6.13 Since 2001, Exeter has become a Cyde Demonstration City with vast
improvements to the cycle network across the city, as well as improved bus/park and ride
services. Coupled with increasing fuel and general motoring costs it is likely therefore that a
lower car driver mode share is currently experienced and with promotion of sustainable
travel it's likely that the development could improve on this further.

1.6.14 The development would also be supported by a robust Travel Plan providing
measures whid1 promote and enhance access to sustainable travel opportunities. The
scale of the development is also likely to support the provision of a wide range of new
sustainable transport initiatives such as dedicated public transport, car dubs, car share
schemes etc. which would have a marked impact on single occupancy car reduction.

Traffic Generation, Distribution and Assignment

1.6.15 An assessment of current and forecast traffic capacity on the local and strategic
network has been considered and a model of the proposed access onto the A379 has been
prepared to ensure the access proposals are deliverable.

1.6.16 Traffic generation for the development site has been calculated using trips rates
taken from the TRICS database, for 'Industrial Estates', 'Nhich includes a mix of B1, B2 and
B8 uses, typical of the proposals. The trip rates are given in Table 1.1.

Table 1 1- Summary of trip rates for 'Industrial Estate'

1.6.17 The resulting trip generation for the development site is given in Table 1.2.
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Table 1 2 - Summary of Trip generation for 'Industrial Estate'

Arrivals Departures Total

AM Peak (08:00 - 185 79 264
09:00) 35,768sqm

PM Peak (17:00-
45 157 20318:00) 35,768sqm

1.6.18 Distribution of development traffic onto the local highway network has been
undertaken in order to determine the impact on the local highway network.

1.6.19 The 2001 census joumey to work outputs for the Kenn Valley wards have been
used to derive a distribution for the site which is considered best reflects trips on this side of
Marsh Barton.

1.6.20 Table 1.3 provides a summary of the routes people are likely to use when traveling
to the Kenn Valley ward for work and the associated percentage.

t h td' t 'b fTo bt 13 H' ha e . - rlgl way ca c men Isn ulon
Route Inbound

(work)
A30 east from Honiton and East Devon 3%
M5 from Cullompton, Tiverton and Taunton 2%
A376/A3052 from East Devon/Exmouth 5%
A379 from Teignmouth & Dawlish 7%
A380 from Torbay & South Hams 19%
A38 from PJymouth &South Devon 19%
A379 from Exeter 18%
A377 from Exeter & Crediton 17%
A30 west from Okehampton and West Devon 10%

1.6.21 The projected development flows were distributed onto the highway network based
on the census journey to work and catchment analysis. The development traffic distribution
and assigned development traffic are shown on Figures 1.3 to 1.5.

Development Traffic Impact

1.6.22 The impact of the development traffic on the local and strategic road network has
been assessed.

1.6.23 The proposed roundabout scheme shown on Drawing PHL-1 01, was assessed
using ARCADY (roundabout modelling software) for a 2018 base plus development traffic
scenario based on existing traffic flows obtained from a survey in March 2011. The capacity
assessment shows that the proposed roundabout would operate within theoretical capacity,
and with limited queuing, in both the AM and PM peak periods.

1.6.24 The percentage impact of development traffic has been calculated for the A379,
Junction 30 of the M5 to the north and the A38 to the south.

1.6.25 In terms of the A379, the percentage impact has been calculated against the traffic
count data from March 2011. Flows for the A38 have been obtained from the Department for
Transport (Ofl), the original traffic counts were undertaken in 2009. Traffic flows for the M5
Junction 30 have been obtained from the Parsons Brinckerhoff East of Exeter Forecast

11031042 Peamore Business Centre
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Model, for 2005 background traffic. All of these base flows have been growthed to 2012
using Tempro growth rates.

1.6.26 The percentage impact for the A379 has only been calculated for north of the site
access as this is the predominant movement, 61 % of traffic travels north and therefore has
the highest percentage impact. Tables 1.4 and 1.5 provide a summary of the development
impacts against 2012 flows:

Table 1.4 - Development Percentage Impacts AM Peak

Location 2012 Flows Development Traffic % Impact

A379 (north of site
1675 161 9.6%

access)

Junction 30. M5 7444 26 0.3%

A38 south 6866 109 1.6%

Table 1.5 - Development Percentage Impacts PM Peak

Location 2012 Flows DeVelopment Traffic % Impact

A379 (north of site
1694 123 7.3%

access)

Junction 30. M5 7609 20 0.3%

A38 south 8165 78 1%

1.6.27 The higher impact on the A379 reflects the fact that all of the development traffic
will travel along the A379 to access the development site. These are not however
significant and the proposed site access operates with a good level of spare capacity.

1.6.28 Recent improvements at the Devon Motel roundabout along the A379 to the north
of the development are likely to accommodate this additional development flow however, a
more comprehensive Transport Assessment will include an assessment of this junction and
consideration of further mitigation if required would be considered at this stage.

1.6.29 The percentage impact results for junction 30 (of the M5) and the A38 to the south
clearly demonstrate that the development traffic will not have a significant impact on the
strategic road network during the critical AM and PM peak periods.

1.7 CONCLUSIONS

1.7.1 This constraints assessment for the development site at Peamore demonstrates
that the proposals can be accommodated with improvements to local utilities and highway
infrastructure. These improvements are in scale with the proposals and provide excellent
opportunities for wider improvements to local pedestrian, cycle and public transport facilities
and future growth in this area.

1.7.2 The site falls within Flood Zone 1 which is identified by the Environment Agency as
being low risk. A Sustainable Drainage System will be developed to manage surface water
run-off and discharge from the site is likely to be maintained at current greenfield run-off
rates.

1.7.3 A review of current utilities infrastructure has been undertaken to establish existing
provision and capacity. A utilities strategy can be developed to ensure the site is served by
all the key utilities with some reinforcement of existing infrastructure.
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1.7.4 Local traffic impacts can be managed and improvements to local junctions provide
good levels of improvement in local safety. Wider traffic impacts are limited and access to
Exeter and longer distance trips via the strategic network can easily be accommodated.

1.7.5 The development proposals are therefore appropriate for this location and provide
good opportunities for sustainable travel and improvements to local infrastructure. There is
no reason why this site should not be considered for allocation within the Teignbridge Core
Strategy in terms of transport and infrastructure.
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