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 SUMMARY 

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

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

(Grid reference: SX 918 874). 

 The A38 and A379 main roads border the site on two sides. 

 The majority of the site is one horse grazed field comprised of improved or semi-

improved species poor grassland. Tall ruderal herbs such as common ragwort and 

nettles are encroaching into the grassland from the field boundaries towards the 

edges of the field. There is a partial hedgerow consisting mostly of hawthorn present 

on the western boundary to the A379 and a small portion of broadleaved woodland 

on the eastern edge of the site. A recently excavated mound is situated adjacent to 

the woodland. 

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

Priority habitat is a section of hedgerow. There are no hedgerows meeting the 

Hedgerow Regulations 1997 criteria on site. 

 The site has moderate potential for bat foraging and commuting and a bat activity 

survey was completed between July and September 2012 and is subject to a 

separate report.  There are no potential bat roosting locations on the site. 

 No rare or protected plants and no signs of badgers were recorded. 

 The site has low potential to support dormice. 

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

support common nesting birds.   However the grassland itself is unlikely to be used 

by nesting birds, including cirl buntings. 

 The site provides low quality habitat for reptiles such as slow worms and common 

lizards because the grassland is closely cropped.   

 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. 
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 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 south of Peamore Garage, Alphington, Exeter (grid reference: 

SX 918 874). 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 5.88 hectare site is located on land in a triangle between the A30, A38 and A379 

around 2km from the Alphington area of Exeter and 1.3km to the north of Kennford. 

The habitats on site consist of semi-improved grassland currently grazed by horses 

with a hedge/line of scrub to the A379 and scrub outside the site boundary with the 

A38. The land is gently undulating. 

The Peamore Garage site (locally known as Frank Tuckers) is to the north 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 and a stretch of the A379 

trunk road subject to future access creation. 

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

small blocks of broadleaved woodland. 

1.2 Proposed Development 

The proposal is for an outline planning application for up 17,855 sq. m (gross 

floorspace) of B1c, B2 and B8 commercial development. The current proposals show 

an access point to be created in an existing gap on the row of trees on the northern 

boundary. It is understood that a larger access from the A379 may be created at a 

later date. The small area of woodland present will be retained. 
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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 1km 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 notable1 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), IUCN 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).  

“The 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 1km radius of the site. 

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

Wildlife Site 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. 

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 such as the Slavonian 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 does not 

hold suitable habitat to support these species. DBRC holds no reptile or dormouse 

records for the study area. 

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).  
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4.2.1 Grassland 

The majority of the site is comprised of improved or semi-improved species poor 

grassland, consisting mostly of Yorkshire fog with abundant white clover and 

common mouse-ear (Image 1). Black medick is locally frequent, with occasional 

scarlet pimpernel, creeping buttercup and common centaury.  The field is grazed by 

horses and the sward is very short with heavy rabbit grazing.  

 

Image 1: Horse grazed grassland  

Next to the A379 is a two metre mown improved grassland strip (Image 2 below). 

 

Image 2: Mown grass adjacent to A379  

4.2.2 Tall ruderal and scrub 

Between the tarmac footpath and a wooden fence on the site boundary is a strip of 

tall ruderal herbs with occasional trees and scrub (Image 3).  Bramble is abundant 

along the fence line with frequent ivy.  Hawthorn, a pedunculate oak seedling and a 

white willow tree also occur but do not form a hedge. The tall ruderal strip contains 

abundant false oat grass and cock’s foot with frequent mugwort, wood false brome, 

hemlock and red campion.  
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Image 3: Tall ruderal vegetation and scrub on the A379 boundary 

Within the field close to the boundaries there are patches of creeping and spear 

thistle with common nettle, broadleaved dock and common ragwort. This tall ruderal 

habitat is densest in the southernmost section of the site close to where the A38 and 

A379 meet (Image 5). 

 

Image 4 (above left): Patch of ragwort and broadleaved dock in NW corner of field 

Image 5 (above right): Tall ruderal vegetation close A379 crossing of A38 

 

On a recently excavated mound, adjacent to the woodland block, ragwort and broadleaved 

dock are growing. 
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Image 6: Recently excavated mound  

4.2.3 Hedges and Trees 

Towards the A379 in the southernmost section of the site, a small section (maximum 

of 100m) of hawthorn dominated hedge is present (Image 7). This does not meet 

the criteria for Importance under the Hedgerow Regulations 1997, having less than 

five woody species, no ditch, bank or wall, and no connection to other hedgerows. 

There is one white willow tree growing within the tall ruderal vegetation on the A379 

boundary, visible in Image 3 above. 

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

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

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

with frequent bramble. Access to this area is difficult due to steep slopes and dense 

understorey. 

 

Image 7 (above left): Hedge to A379 boundary 

Image 8 (above right): Broadleaved woodland, small section of which is within the site 

boundary 
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The row of trees adjacent to the northern boundary was not fully surveyed but 

consists of semi-mature pines and other ornamental species with gaps between. 

4.3 Fauna 

4.3.1 Mammals 

The site and boundaries were checked for badger setts, latrines and other signs but 

none were found. The broadleaved woodland has the highest potential as badger 

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

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

reveal the presence of badgers in the area, so it is possible that they cross the site 

and forage occasionally. 

The site has low potential to support dormice because the boundaries are not 

formed of continuous hedgerows of woody species, rather fence lines with occasional 

trees and scrub. In addition, major roads isolate this location from the surrounding 

landscape. 

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

hedgerow and tree line and over the grazed field.  

4.3.2 Birds 

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

support common nesting birds.   However the grassland itself is unlikely to be used 

by nesting birds, including cirl buntings, because the majority of it has a very close 

sward unsuitable for many invertebrates, such as grasshoppers, that provide food for 

birds. 

4.3.3 Reptiles and Amphibians 

The grassland and boundaries provide low quality habitat for reptiles such as slow 

worms and common lizards because the grassland is closely grazed.  

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

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

4.3.4 Invertebrates 

The habitats on site are common and species poor and unlikely to support notable 

species of invertebrates or species of conservation importance. However the horse 
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dung provides a habitat for common invertebrates which are of value to foraging 

bats.
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5 Habitat Mapping and Target Notes 

5.1 Phase 1 Habitat Survey Map 

  

KEY: 

  Site boundary 

  Hedge 

 Woodland 

  I Improved grassland 

  Scrub 

 Target note 

Phase 1 habitat survey map 

Site: South of Peamore Garage 

Client: Exeter Estates Limited 

Base map supplied by client 

(not to scale) 

N 

Peamore Garage 

I 

A379 A38 

1 
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5.2 Phase 1 Habitat Survey Target Notes 

 

Number Target Note 

1 Recently excavated earth mound described in section 4.2.1 
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6 CONCLUSIONS AND RECOMMENDATIONS 

6.1 Site Evaluation 

The grassland to be lost to the development is of low ecological value. There is only 

a short (approximately 100 m) length of gappy hedgerow bordering the site to the 

west.  This comes within the definition of UK BAP Priority habitat although it does not 

meet the criteria of Importance under the Hedgerow Regulations 1997. The most 

valuable wildlife habitat present is the broadleaved woodland on the eastern 

boundary of the field, the majority of which is outside the site boundary. 

The site contains low value habitat for badger, reptiles and dormice. The hedgerow, 

scrub and trees have moderate nesting bird potential.  The site has potential for bat 

foraging and commuting and a separate bat activity survey report has been provided. 

It is recommended that the hedgerow on the A379 boundary is retained and 

enhanced with additional hedgerow species planting (see Sections 6.2.1 and 6.3).   

6.2 Mitigation and Compensation Recommendations 

6.2.1 Habitats  

It is recommended that the hedgerow, scrub and woodland shown on the Phase 1 

map are retained within the development layout, together with that outside the site 

boundaries.  Neither of the proposed access points will result in the loss of hedges, 

trees or scrub. 

The small area of woodland present is being retained, and additional planting along 

the southern boundary is proposed together with extensive tree planting around the 

development. It is recommended that this planting be of native trees and shrubs 

wherever possible, especially along the southern boundary. If using ornamental 

shrubs, wildlife friendly species should be selected.  

6.2.2 Bats 

Mitigation for bats is outlined in the bat survey report for the site, ref 12/10/401. 

6.2.3 Birds 

Provided that the hedgerow, scrub and woodland shown on the Phase 1 map are 

retained, together with those outside the site boundaries, no further mitigation in 

respect of birds will be necessary. 
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6.3 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 consideration 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.   

6.3.1 Bats 

Three bat activity surveys have been undertaken, 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.  

6.3.2 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. 
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6.4 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. 

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. 

 

  



 

12/07/371a Land south of Peamore Garage  October 2012  
Ecological Appraisal 18  
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APPENDIX 1 – DATA SEARCH RESULTS 
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Peamore Garage, Alphington, Exeter (2012)  
 

File Code Site Name Grid 

Reference 

Area 

(ha) 

Description Status 

SX98/091 The Farm 

(Exminster) 

SX936878 51.5 Mixed farmland with bird interest CWS 

SX98NW1 Wobbly Wheel 

Road Cutting 

SX917872 0.6 Permian Heavitree Breccia with 

granitic fragments probably derived 

from Dartmoor 

RIGS 

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

woodland site 

OSWI 

SX98/008 Shillingford 

Plantation 

SX912881 7.9 Ancient semi-natural woodland mostly 

replanted with broadleaves 

OSWI 

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

woodland site & a small pond 

OSWI 

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

secondary broadleaved woodland 

OSWI 

SX98/014 Lears Copse SX921865 & 

SX923865 

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

improved grassland 

OSWI 

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

tall & short herb vegetation 

OSWI 

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

SX98/031 Kerswell North 

Fields 

SX928872 8.4  Wet and dry semi-improved neutral 

grassland 

OSWI 

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

improved grassland 

UWS 

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

improved grassland 

UWS 

SX98/013 Quarry Copse SX918867 1.9 Broadleaved woodland UWS 

SX98/021 Kenbury Wood SX922872 6.3 Ancient woodland & broadleaved 

woodland 

UWS 

 

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 SSSIs, 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 (AWI): 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 & notable species records 

within 1 kilometre of Peamore Garage, Alphington, Exeter (2012)  

 
 
N
o 

Common 
Name 

Scientific 
Name 

Locality Ye
ar 

Grid 
Refere
nce 

UK 
Protec
tion 

Internati
onal 
Protecti
on 

Stat
us 

1 Skylark Alauda 
arvensis 

West Town 
Farm, Ide 

20
08 

SX911
884 

    UK
BAP 
(P); 
Red 

2 Small-
Flowered 
Buttercup 

Ranuncul
us 
parviflorus 

Nr 
Kennford, 
Exeter 

19
76 

SX914
864 

    DN3 

3 Common 
Toad 

Bufo bufo Garden at 
Beers 
Terrace, 
Kennford, 
Exeter 

20
02 

SX914
866 

WCA 5 
(S); 
NERC 
41 

Bern III UK
BAP 
(P) 

4 Pipistrelle Pipistrellu
s 
pipistrellu
s 

Cottage at 
Kennford, 
Exeter 

19
98 

SX915
864 

WCA 
5, 6 

EC IVa; 
Bern III, 
Bonn II 
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5 Japanese 
Knotweed 

Fallopia 
japonica 

Back 
garden of 
cottage, 
Kennford 

20
01 

SX915
865 

WCA 9     

6 Badger Meles 
meles 

A38, before 
the 
Plymouth/to
rquay split, 
near to 
Kennford 
turning 

20
00
-
20
06 

SX915
868 

WCA 
6, BA 

Bern III   

7 Badger Meles 
meles 

A379 
Kennford. 
Before 
overhead 
road bridge 

20
06 

SX915
869 

WCA 
6, BA 

Bern III   

8 Badger Meles 
meles 

A38 
southbound 
near 
Kennford 

20
03 

SX915
870 

WCA 
6, BA 

Bern III   

9 Badger Meles 
meles 

A379/A38 
junction 
sliproad, 
southbound 

20
00 

SX916
869 

WCA 
6, BA 

Bern III   

1
0 

Badger Meles 
meles 

A379 near 
Kennford 

20
03 

SX916
870 

WCA 
6, BA 

Bern III   

1
1 

Badger Meles 
meles 

A38 20
00 

SX916
872 

WCA 
6, BA 

Bern III   
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1
2 

Badger Meles 
meles 

By side of 
road where 
A379 leaves 
the A38 on 
the outskirts 
of Exeter 

20
01 

SX917
873 

WCA 
6, BA 

Bern III   

1
3 

Badger Meles 
meles 

A379 20
00 

SX917
874 

WCA 
6, BA 

Bern III   

1
4 

Badger Meles 
meles 

A379 slip 
road off the 
A38, north 
of Kennford 

20
02 

SX917
875 

WCA 
6, BA 

Bern III   

1
5 

Rhododen
dron 

Rhododen
dron 
ponticum 

Peamore 
Wood 

19
94 

SX917
886 

WCA 9     

1
6 

Turtle 
Dove 

Streptopel
ia turtur 

Near 
Kennford 

20
01 

SX918
6 

NERC 
41 

  UK
BAP 
(P); 
Red 

1
7 

Badger Meles 
meles 

A379 road, 
approaching 
Exeter 

20
02 

SX918
876 

WCA 
6, BA 

Bern III   

1
8 

Badger Meles 
meles 

A379 north 
of Frank 
Tuckers 
garage 

19
99 

SX918
880 

WCA 
6, BA 

Bern III   

1
9 

Badger Meles 
meles 

A30 
Eastbound 

20
00 

SX919
887 

WCA 
6, BA 

Bern III   
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2
0 

Otter Lutra lutra A379 Exeter 
where it 
crosses 
over A30 

20
10 

SX920
886 

WCA 
5; 
NERC 
41 

EC IIa, 
IIIa; Bern 
II 

UK
BAP 
(P); 
DB
AP 

2
1 

Badger Meles 
meles 

A379 
Alphington, 
Exeter. 
Before left 
turn to 
Alphington 

20
05 

SX921
886 

WCA 
6, BA 

Bern III   

2
2 

Swallow Hirundo 
rustica 

Kennford 20
06 

SX924
865 

    Am
ber 

2
3 

Yellowha
mmer 

Emberiza 
citrinella 

Kennford 20
06 

SX924
865 

NERC 
41 

  UK
BAP 
(P); 
Red 

2
4 

Badger Meles 
meles 

On the A38 
at Exeter. 
On the edge 
of the 
carriageway
; west of slip 
road to A30, 
travelling 
from 
Plymouth to 
Exeter 

20
02 

SX924
876 

WCA 
6, BA 

Bern III   
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2
5 

Badger Meles 
meles 

A30 at 
Exeter, on 
hard 
shoulder by 
large verge 

19
97 

SX925
883 

WCA 
6, BA 

Bern III   

2
6 

Badger Meles 
meles 

Exminster. 
Southbound 
side of A38 

20
05 

SX927
872 

WCA 
6, BA 

Bern III   

2
7 

Primrose Primula 
vulgaris 

Kerswell 
North Fields 

19
94 

SX928
872 

    DB
AP 

2
8 

Badger Meles 
meles 

A30 
southbound 
Exminster 

20
06 

SX928
880 

WCA 
6, BA 

Bern III   

2
9 

A bat Chiropter
a 

Little 
Kerswell, 
Exminster, 
Exeter 

19
94 

SX929
868 

WCA 
5, 6 

EC IVa; 
Bonn II 

  

3
0 

Large-
Flowered 
Mullein 

Verbascu
m 
virgatum 

Exminster 19
78
-
19
92 

SX931
883 

    NS; 
DN2 

3
1 

Brent 
Goose 

Branta 
bernicla 

Around 
Day's 
Pottles 
Lane, 
Exminster 

20
03 

SX934
875 

    Am
ber 

3
2 

Great 
Broomrap
e 

Orobanch
e rapum-
genistae 

Exminster 19
78 

SX934
875 

    NS; 
DN1 
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3
3 

Kingfisher Alcedo 
atthis 

Around 
Day's 
Pottles 
Lane, 
Exminster 

20
03 

SX934
875 

WCA 1   Am
ber 

3
4 

Small 
Heath 

Coenony
mpha 
pamphilus 

  19
97 

SX938
8 

NERC 
41 

  UK
BAP 
(P) 

 
NERC 41 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. 
 

WCA 1  Wildlife and Countryside Act (1981) Schedule 1: birds which are protected by special penalties at all times. 

WCA 5 Wildlife and Countryside Act (1981) Schedule 5: species protected against killing, injury, disturbance and handling. 

WCA 5 (S) Wildlife and Countryside Act (1981) Schedule 5: (sale): species protected against sale only. 

WCA 6 Wildlife and Countryside Act (1981) Schedule 6: animals (other than birds) which may not be killed or taken by certain methods 

WCA 9 Wildlife and Countryside Act (1981) Schedule 9: animals and plants for which release into the wild is prohibited. 

BA 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. 

Bern II Convention on the Conservation of European Wildlife and Natural Habitats (Bern Convention) Appendix II: Special protection for 
listed animal species and their habitats. 

Bern III  Convention on the Conservation of European Wildlife and Natural Habitats (Bern Convention) Appendix III: Exploitation of listed 
animal species to be subject to regulation 

ECIIa EC Directive on the Conservation of Natural Habitats and of Wild Fauna and Flora (Habitats & Species Directive) Annex IIa: 
Designation of protected areas for animal and plant species listed. 
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ECIIIa EC Directive on the Conservation of Natural Habitats and of Wild Fauna and Flora (Habitats & Species Directive) Annex IIIa: 
Species used as criteria for designating Special Areas of Conservation (SACs). 

ECIVa 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. 

Bonn II 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. 

UKBAP(P) 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. 

DBAP Devon Biodiversity Action Plan species: these have been identified as species of key conservation concern in Devon. 

NS 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 Devon Notable
1
: 1-25 2 km squares in Atlas of Devon Flora 1984. 

DN2 Devon Notable
2
: 26-50 2 km squares in Atlas of Devon Flora 1984. 

DN3 Devon Notable
3
: Selected species recorded from over 50 2 km squares in Atlas of Devon Flora 1984. 

Red List  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. 

Amber List 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. 

 



 

 

APPENDIX 2 – SPECIES LISTS 

Table 1. Species recorded during the site survey 

Name (Stace 1999) English name Abundance 

Achillea millefolium Yarrow O 

Anagallis arvensis Scarlet Pimpernel O 

Arrhenatherum elatius False Oat-grass A 

Artemisia vulgaris Mugwort F 

Ballota nigra Black Horehound O 

Bellis perennis Daisy O 

Brachypodium sylvaticum Wood False-brome LF 

Centaurea nigra Common Knapweed O 

Centaurium erythraea Common Centaury O 

Cerastium fontanum Common Mouse-ear A 

Chaerophyllum temulum Rough Chervil LF 

Cirsium arvense Creeping Thistle LA 

Cirsium vulgare Spear Thistle LA 

Conium maculatum Hemlock LF 

Convolvulus arvensis Field Bindweed O 

Crataegus monogyna Hawthorn O 

Dactylis glomerata Cock's-foot O 

Festuca rubra agg. Red Fescue O 

Galium aparine Cleavers O 

Galium saxatile Heath Bedstraw O 

Hedera helix Ivy LF 

Heracleum sphondylium Hogweed O 

Holcus lanatus Yorkshire-fog A 

Leucanthemum vulgare Oxeye Daisy R 

Lotus corniculatus Common Bird's-foot-trefoil O 

Malva sylvestris Common Mallow O 

Medicago lupulina Black Medick LF 

Plantago lanceolata Ribwort Plantain O 

Potentilla reptans Creeping Cinquefoil O 

Prunus avium Wild Cherry R 

Quercus robur Pedunculate Oak R 

Ranunculus repens Creeping Buttercup O 

Rubus fruticosus agg. Bramble LO 

Rumex obtusifolius Broad-leaved Dock O 

Semecio vulgaris Groundsel O 

Senecio squalidus Oxford Ragwort LA 

Silene dioica Red Campion 
LF 

 

Smyrnium olusatrum Alexanders R 

Sonchus arvensis Perennial Sow-thistle O 

Tanacetum vulgare Tansy R 
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Tragopogon pratensis subsp. 
minor 

Goat's-beard R 

Trifolium repens White Clover A 

Urtica dioica Common Nettle LF 

Vicia sepium Bush Vetch O 

Vicia tetrasperma Smooth Tare O 

DAFOR scale: -      

D = Dominant, A = Abundant, F = Frequent, O = Occasional, R = 
Rare, L = Locally 
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Table 2 - Scientific names of species mentioned in the text. 

Scientific name Common name 

Meles meles 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 helveticus Palmate newt 

Rana temporaria Common Frog 

Bufo Bufo Common Toad 

Triturus cristatus Great crested newt 

Tyto alba Barn owl 

Passer domesticus House sparrow 

Emberiza cirlus Cirl bunting 

Hirundo rustica Barn swallow 
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APPENDIX 3 – RECOMMENDED PLANTING 

Standard trees and shrubs for landscaping 

Pedunculate oak   Quercus robur  

Sessile oak    Quercus petraea 

Holly     Ilex aquifolium 

Silver birch    Betula pendula 

Ash     Fraxinus excelsior 

Rowan     Sorbus aucuparia 

Native shrubs for hedges and landscaping  

Hawthorn    Crataegus monogyna 

Guelder rose    Viburnum lantana 

Holly     Ilex aquifolium  

Rowan     Sorbus aucuparia 

Spindle     Euonymus europaeus 

Field maple    Acer campestre 

Dogwood    Cornus sanguinea 

Wild privet    Ligustrum vulgare 

Blackthorn    Prunus spinosa 

Hazel     Corylus avellana 

Elder     Sambucus nigra 

Willow     Salix sp 

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 of Peamore Garage, Alphington, Exeter (Grid 

reference: SX 918 874). 

 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. The site is 

bordered by the A38 to the south. 

 No designated sites or UK BAP habitats are present. 

 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 improved grassland. 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.  The proposals involve little tree removal and extensive planting will 

compensate for this. Additional measures such as aquatic and marginal planting and 

installing bat boxes will deliver a biodiversity benefit. 
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1 INTRODUCTION 

This report describes the results of a bat activity survey of a proposed employment 

development on land south of Peamore Garage, Alphington, near Exeter) (grid 

reference: SX 918 874). 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 

work, 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 

The 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 north of the site 

with a tree belt forming the boundary between the sites. A small block of 

broadleaved woodland is partially within the eastern site boundary and adjacent to 

the A38. The habitats on site consist of grassland 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 a mixed use employment 

development with a total Gross Floor Area (GFA) of up to 17885sqm in land use 

classes B1c, B2 and B8.  

The removal of two small strips from a tree shelterbelt beyond the northern 

boundary of the site is proposed. This will facilitate an initial site access from the 
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existing Peamore Garage site to the north and a later access from the A379 via a 

proposed traffic island (drawing number: 12-1326/100).  

Landscaping proposals include the new planting of trees and shrubs adjacent to the 

boundaries of the site, as well as “spine” planting to the central crestline of the 

development. Further landscaping in the form of screening and hedgerow planting 

along boundaries is also proposed, as well as aquatic and marginal planting to storm 

water detention area  (drawing number: 166.01). 

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. The 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 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: 
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• 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: 

• 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 were outside of the site 

boundary and will not be directly affected by the development. 
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2 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).  

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 however it was 

not regarded as sufficient to prevent bat activity. 
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TABLE 1: Weather conditions for the survey 

Survey 

number 

Date Survey 

start 

Survey 

end 

Start 

temp (oC) 

End 

temp 
(oC) 

Wind Rain 

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 Light 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). 

Very low bat activity was recorded along the planted tree belt on the northern site 

boundary (south of Peamore Garage), which contains ornamental trees such as pines 

with several gaps. The Anabat placed in this tree belt (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 small woodland block partly within the site boundary had low bat activity 

recorded, despite the presence of mature trees.  No bat activity was recorded within 

the improved grassland field, except for low activity in the eastern corner of the field 

adjacent to the woodland. In addition, it was observed that one bat passed the 

screen planting adjacent to Peamore Garage along the A379.  

Activity levels and locations are show in Appendix 1 Figure 2.  
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4 CONCLUSIONS AND RECOMMENDATIONS 

4.1 Evaluation 

The open improved grassland area of the site had no bat activity and contained no 

habitats of value to bats for roosting or foraging. 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.  

4.2 Impact assessment 

The proposed layout of the development shown on the Outline Landscape Proposals 

drawing (ref. no: 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 via a proposed 

traffic island to this part of the site. This feature has been found not to be important 

for bat foraging or commuting.  It is highly unlikely that the proposed development 

will have a negative impact on the local bat population. 

4.3 Mitigation strategy 

If creating access to the site from Peamore Garage and the A379 will result in loss of 

tree shelterbelt habitat, to ensure no net loss of biodiversity, it is recommended that 

new planting is carried out on the eastern and western site boundaries as shown in 

Appendix 1 Figure 3. This is in accordance with landscaping proposals and is likely to 

ensure a net gain in biodiversity if recommended plant species are used (Appendix 

3). 

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.  
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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). 

4.6 Suggestions for enhancement 

The following recommendations will enhance the biodiversity of the site post 

development:  

Landscaping 

 Compliment the trees and scrub on the A38 boundary with additional planting 

of native species (see Appendix 3 for species list) to enhance as a bat 

commuting routes. 

 To improve the value of the hedgerow on the A379 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). 

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. Install three general purpose bat boxes on 

each tree, set at slightly varying heights at approximately 4m up the tree on the 

west, south and east aspect of the trunk. Examples of bat boxes are shown in 

Appendix 4. 
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6 LIST OF APPENDICIES 

    

Appendix 1 –  Figure 1: Transects and site boundary map 

   Figure 2: Summary of bat activity on site 

Figure 3: Proposed mitigation for bats 

Appendix 2 – Species lists 

Appendix 3 – Recommended planting 

Appendix 4 – Provision for bats in buildings 
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APPENDIX 1 – Bat Survey Maps 

 Figure 1: Bat transect and static detector location 
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Figure 2 – Summary of bat activity on site  
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Figure 3 – Proposed mitigation for bats 
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APPENDIX 2 – Species lists 

Table 1 – Scientific names for species mentioned in the text 

Scientific name Common name 

Pipistrellus pipistrelles Common pipistrelle bat 

Pipistrellus pygmaeus Soprano pipistrelle bat 

Nyctalus 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    Ilex 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    Ilex aquifolium  

Rowan    Sorbus aucuparia 

Spindle    Euonymus europaeus 

Field maple   Acer campestre 

Dogwood    Cornus 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    Aucuba japonica 

Barberry    Berberis varieties 

Beauty bush   Callicarpa bodinieri 

Blue spiraea   Spiraea arguta 

Californian lilac   C. glorie 

Daisy bush    Olearia haastii 

Escallonia    Escallonia spp 

Flowering currant   Ribes sanguineum 

Lavender    Lavandula spica 

Rugosa rose   Rosa rugosa 

Viburnum    Viburnum spp 
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Cotoneaster   Cotoneaster sp 

Willow (dwarf varieties)  Salix sp 

Shrub honeysuckle  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   Narcissus pseudonarcissus 

Wild garlic    Allium ursinum 

Columbine    Aquilegia vulgaris 

Wood sage    Teucrium scorodonia 

Male fern    Dryopteris filix-mas 

Broad buckler fern   Dryopteris dilatata 

Wood sedge   Carex sylvatica 

Remote sedge   Carex remota 
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APPENDIX 4 – PROVISION FOR BATS IN BUILDINGS 

Crevice Dwelling Species 

(Schwegler bat boxes or those made of a similar material are more hard wearing and 

will last longer than wooden boxes). 

Figure 3 – Example bat boxes suitable for installation on buildings. 

 

 

 

 

 

 

 

 

Figure 4 – Example bat bricks suitable for incorporation into buildings. 

 

 

 

 

 

 

 

 

 

 

 

Schwegler 1FF bat box Schwegler 2F bat box 

(can also be installed 
on buildings) 

Schwegler 1FQ bat box 

(Images from www.schwegler-nature.com) 

Wooden bat box 

(Image taken from 
www.jacobijayne.com ) 

Images from www.ibstock.com, www.alanaecology.co.uk  
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1.0  INTRODUCTION AND METHODOLOGY. 
 

1.1 This Landscape and Visual Impact Assessment has been prepared on 

behalf of Exeter Estates in order to inform proposals for potential 

development of an area of land adjacent to, and to the south of, the 

Peamore Garage, Truck and Distribution Centre (also known as Frank 

Tuckers) situated off the A379 at Alphington, Exeter and also located 

adjacent the A38. 

 

1.2 The Site (which is some 13 acres, 5∙25 Ha, in extent) is within open 

countryside and, indeed, is within a designated Area of Great 

Landscape Value.   Adopted Local Plan Policy suggests that there is 

limited scope for any development.   However, representations made 

on behalf of Exeter Estates have led to the Site being provisionally 

identified for employment development in the emerging Teingbridge 

Core Strategy.   Given the Site’s current, revised, status it has been 

decided to pursue an Outline Application for mixed use employment 

with a total gross floor area of up to 17,885 m2,in land use classes 

B1c,B2 and B8. (As shown in concept form on drawings prepared by 

Gould-Singleton Architects). 

 

1.3 The Site layout that has been proposed, set within the overall landscape 

structure as shown on drawing 166.01, and which is described more 

fully in Section 5.0 below, has been developed iteratively during the 

Landscape and Visual Impact Assessment process.   Essentially, the 

Assessment has sought to achieve the following objectives:- 

 

● Providing an overview of the baseline information relating to the Site 

and its setting.   This includes the Site context, Landscape-related 

planning policy and designations, Landscape Character and key 

features, important views and extent of visibility of the Site. 

● A consideration of the potential landscape and visual effects of the 

proposed development. 

● Providing recommendations for the proposed development that would 

assist in mitigating the landscape and visual effects. 

● Demonstrating how landscape mitigation could be integrated into the 

Proposals to ensure these contribute positively to the character and 

visual amenity of the area. 

 

1.4 The Assessment was undertaken over a two day period in late July and 

early August 2012, the first day during clear, sunny weather, the 

second during more changeable conditions.   Informal consultations 

with the Teingbridge Landscape Officer were held on Site on July 31
st
 

and August 17
th
 2012, whose comments and advice are acknowledged 

and reflected within the Outline Landscape Proposals and 

recommendations described in this Report. 
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1.5 For the purposes of this Report the methodology used will be based on 

general recommendations given in ‘Guidelines for Landscape and 

Visual Impact Assessment’ (Second Edition) as produced jointly by 

The Landscape Institute and the Institute of Environmental 

Management and Assessment.   The Guidelines are currently being 

revised, and terminology referred to in this report will be that as used 

in the current 3
rd

 Edition Consultation Draft.   (Hereafter referred to as 

‘The Guidelines’.)   These Guidelines contain two main components, 

as will be considered in relation to the proposed development:- 

 

          ○ ‘Landscape Effects Assessment’. 

           - Concerned with the impact of the development on the contribution of 

the Site’s landscape character to ‘Sense of Place’. 

 

 ○ Visual Effects Assessment. 

           - Which assess changes in specific views and the effects on individuals 

and groups of people. 

 

  Following a brief description of the proposed development (2.0) and 

review of relevant Planning Policies (3.0) a Baseline Study then 

considers the existing Landscape Resource (4.0) followed by the 

identification and classification of potential visual receptors and the 

Visual Effects of the development (5.0).   A consideration of 

Landscape Effects is then given (6.0) followed by Landscape Design 

and Mitigation principles to be adopted in subsequent detailed 

development proposals (7.0).  
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2.0 DESCRIPTION OF THE PROPOSED 

DEVELOPMENT. 
 

2.1 This Assessment is based on the Outline Proposals submitted by 

Gould-Singleton Architects, which show two complementary ‘L’ 

shaped B1 usage blocks fronting the A379 at 45°.   Two B2 blocks are 

located at the lower southern end of the Site, towards the A38 

boundary.   A single B8 block is located on lower ground in the eastern 

part of the Site. It is stressed that these are indicative proposals, 

only,and a subsequent detailed Application would be dependent on the 

requirements of the eventual Site Operator.However,the proposed road 

access arrangements are fixed and detailed approval for this aspect of 

the development,only,is sought at this stage. 

 

2.2 Future road access is proposed via a new traffic island on the A379, at 

the corner of the Peamore Garage Site.   (The potential Landscape and 

Visual Impact of the island and associated road-works is also included 

in this Assessment.)   The main distributor road then runs along the 

north boundary of the Site, before returning southwards at 90° down 

the centre. Initially, however, a first phase development would be 

accessed by a temporary vehicular route through the Truck and 

Distributor Centre, as shown on drawing 166.01.This would entail 

breaching the tree belt along the southern boundary of the Centre, as 

described in more detail below. 

 

2.3 The rationale of the site layout and massing of buildings has been 

informed by this Assessment and the ‘Landscape and Constraints 

Opportunities’ Plan.   (Plan 5, appended.)    Ample provision is made 

for the introduction of Structural Landscaping (as shown on drawing 

166.01) as well as Sustainable Drainage Systems (‘SUDS’) with 

associated habitat creation potential.   These aspects are described 

more fully in Section 5.0.   Building Design Principles, in terms of 

elevation treatment, appropriate materials / colour finishes, roof types 

etc, are considered within a separate report.   
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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 (13
th
 February 2007). 

● Teignbridge Adopted Local Plan 1989-2001 (1996).  Policies saved by 

the Secretary of State in 2007. 

● Plan Teignbridge.   Core Strategy 2013-2033.   Development Plan 

Document.   Preferred Options (January 2012). 

● 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).  

○  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 ENV1 

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 of buildings, to their siting 

and the materials used, and to the need to reinforce or improve 

landscaping”. 
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● 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 Kenn, 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 P1 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 Core Strategy Policy EN8 Biodiversity Protection 

and Enhancement seeks the protection of biodiversity 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 of linear and other linking features important for wildlife 

movement.”   Also, draft Core Strategy Policy EN12 Trees and 

Hedgerows relates to the retention and protection of “healthy trees and 

hedgerows with visual, cultural or wildlife importance.”   And draft 

Policy WE11 Green Infrastructure aims to achieve expansion and 

maintenance of a comprehensive green infrastructure network, 

including by "protecting, enhancing and extending existing green 

infrastructure assets and providing new or replacement facilities.” 

● Draft Teignbridge Core Strategy 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 Core 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 and skylines.”  

 

○ 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.  

 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 of the Site.” 
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 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. 

Site Assessment Drawings should accompany applications – 

appropriate to the scale and complexity of the Site – illustrating both 

landscape constraints and opportunities.   (Such a drawing is appended, 

as Plan 5), the design principles described in Section 5.0, below.) 

3.2 NATIONAL PLANNING POLICY.  

 The National Planning Policy Framework (Department For 

Communities and Local Government) came into effect on March 27
th

 

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 

PPS1 ‘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 
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environmental or historical significance, Core Planning Principles 

should  “take account of the different roles and character of different 

areas.”   Also, “allocations of land for development should prefer land 

of lesser environmental value, where consistent with other policies of 

the Framework”.   Furthermore, the 2009 Teignbridge Landscape 

Character Assessment (LCA), prepared as part of the evidence base for 

the LDF, states that its ‘principle applications’ are “informing Local 

Development Framework plan-making” including “informing a review 

of 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 key 

aspect of this report is a consideration as to 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.   This will be 

discussed fully in Section 7.0. 
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4.0 THE EXISTING LANDSCAPE. 
 

4.1 LANDSCAPE CONTEXT. 

 

● The Site is located to the southwest of the River Exe Estuary, 

approximately 4∙5 km from the centre of the city of Exeter. 

 

● The Site and adjacent Peamore MAN Truck Centre are located in the 

southern part of a triangular-shaped area of land (as shown on Plan 1), 

which has been contained by the A379 to the west, and A38(T) to the 

southeast.   The A38 in turn links 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, 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 MAN Truck Centre includes two large commercial sheds near the 

northern and western boundaries, with materials storage areas 

(including a Stone Merchants Yard and Builders Yard) 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 

including the storage yards and parking, covers an area of land 

approximately 5∙4 Hectares (Ha) in size. 

 

● 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, as shown on 

Plan 1. 
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● 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 

landscape planting around the periphery of the Truck Centre, and the 

green steel cladding of the truck sheds, provides visual screening and a 

green backdrop to the Development Site.   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 of the Site. 

 

● Several hills and ridges surround the Site to the east, north, south and 

west, which reach elevations 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. 

(See Plan 4.) 

 

 

4.2  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. 
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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 (LDU) – 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 modern developments, and 

affecting scenic quality and tranquillity.   Elsewhere the 

undulating landscape comprises pasture and arable fields with a 

network of green 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”. 

• 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. 

• LCT 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 of Great 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.   Any development on the Site 

would therefore not be incongruous in the context of existing nearby 

land uses. 
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● There are some remnant landscape elements of value to the Site and 

surrounding character, such as the gappy hedgerows at the boundaries 

and semi-rural character of the large, open, area to the east leading up 

to Days Pottles Lane, as well as a locally prominent copse occupying 

the slopes and base of a hollow to the south east of the Site, which 

enhances the setting of the land otherwise enclosed by the major roads.   

Overall, though, the Site neither detracts from the local Landscape 

Character in any strong manner, but neither does it make a particularly 

special contribution to it.   The more open and elevated part of the Site 

to the south suggests some sensitivity to development in terms of 

effects on views or Landscape Character.   Nevertheless, as will be 

discussed in Section 7.1, it is considered that the Site has capacity to 

accept change, particularly where this change could offer the 

opportunity to restore the remnant landscape features, introduce new 

planted features that make a positive contribution to Landscape 

Character and biodiversity, and which could enhance the setting of the 

surrounding roads, and in turn, driver experience. 

 

 

4.3  SITE DESCRIPTION. 

 

The existing topography, major vegetation, and other features of 

the Site are shown on Plan 2. 

 

4.3.1  Topography. 

 

● The local bedrock of the Site is the Heavitree Breccia formation, 

overlain by soils of gravely clay.   However, much of the site – 

particularly the southern end – has been made-up with excavated 

material from the A379 and A38 roadworks.  The topographical form 

of the Site is typical of the rolling, hilly, nature of the surrounding 

Landscape Character Type.   However, much of the middle and lower 

part of the Site comprises made-up ground with excavated material 

from the A38 road works. 

 

● The Site has a pronounced central crest-line, from north to south.   

(Fig.1.)   There is a dip from 56 A.0.D at the north boundary to 54∙5 

A.O.D at the centre of the crest-line, levels rising again more steeply to 

the sharply defined apex at the southern end of the Site, at a maximum 

of 61 A.O.D. (Fig. 2.)   This apex – which has been partially built-up 

with excavated material – forms a locally noticeable ‘promontory’ 

feature and is bounded by the steep cuttings of the A379 on the west 

side and the A38 on the south.  Slopes on the western side of the crest-

line towards the A379 boundary are generally quite gentle, at average 

gradients of 1:30.   To the east of the crest-line, slopes are significantly 

steeper, at gradients of around 1:15.   Ground levels along the east 

boundary are substantially lower than those on the west boundary, the 

level difference being in the order of 4-6 m. 
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● The Site appears to be well drained.   To the east, surface water runs-

off towards the hollow mentioned above, from which a spring issues 

into the Newbury Brook which is culverted beneath the A38.   This 

hollow, which is well-wooded, is a locally distinctive feature (Fig. 3).  

As discussed in 4.4 below it was once part of the grounds of the former 

Kenbury House.  (Refer to Plan 3.)   Beyond the east boundary of the 

Site a large, open, field rises steeply north eastwards to Days Pottles 

Lane.   To the south, the Site is bounded by the cutting of the A38, 

which drops in height from west to east.   

 

4.3.2  Vegetation. 

 

● The Site is currently used for grazing horses and there is a typical 

rough grass sward, with agricultural weeds becoming established 

around the periphery.  (Fig. 2.)   There are no trees or hedges within 

the actual curtilage of the Site.   Along the west boundary are 

intermittent Hawthorns and Dog Roses, the highway fence here being 

largely overgrown with Brambles.  (Fig. 4.)   At the centre of the west 

boundary is a single young White Willow.   Towards the southern end 

of the west boundary Hawthorns become more frequent and denser, 

and merge with Hawthorns and scrub vegetation, including Gorse and 

Brambles, growing on the highway cutting that forms the west side to 

the ‘promontory’ as referred to above.   There are dense Hawthorns on 

the high point of the ‘promontory’ which extend, intermittently, along 

the south boundary and cutting to the A38.  

 

● To the east of the Site, dense Oaks, Willows and Ash growing on the 

slopes of the adjacent hollow form a locally prominent copse.  Also 

growing within this copse is an intermittently dense field layer of 

Brambles and young tree seedlings.  (Fig. 5.) 

 

● The north boundary of the Site is flanked by a mature belt of screen 

planting to the Truck Site and includes Wild Cherry, Oak, Aspen, 

Monterey Pine and Ash with occasional Elder, Hawthorn and Rowan.   

(Fig.6.)   This belt continues around the eastern boundary of the Truck 

Site, where further Monterey Pines are present, as well as Hawthorn, 

Wild Cherry, Ash, Lime and Wild Plum.   A few Lawson Cypresses – 

somewhat incongruously – are also present within this belt.   These 

planting belts form an effective visual screen to the Truck Centre and 

the Pines are particularly prominent in local views. 

 

● To the west of the Site, highway planting to the A39 includes a dense 

belt of Hawthorns along much of the central reservation.  (Fig. 7.)   On 

the opposite side of this road to the Site, substantial belts of native 

planting including Scots Pine, Birch, Oak and Ash (with occasional 

Maples) and an under-storey dominated by Hawthorn, Dog Rose and 

Blackthorn. 
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● Reference should be made to the ecological report prepared by Green 

Ecology for a full description of the existing vegetation and habitat 

types, and comprehensive species list. 

 

 

4.4  HISTORIC LANDSCAPE. 

 

● The Archaeological Report by Archaeology and Planning Solutions 

states that there are no Designated Heritage Assets within the footprint 

of the Site.   However, the site of the hollow to the south of the Site 

was once part of the grounds of Kenbury House (built in 1688) as 

shown on the 1889 Ordnance Survey (Plan 3), which was demolished 

to make way for the A38.   It will be seen from this Plan that the 

present copse has extended the original woodland cover of the hollow.   

The Plan also shows the line of the A38 completely obliterating a 

formal avenue that would have formed the south boundary to the open 

field that is now the Site.   The north and east boundary hedge lines are 

present, as too, is the boundary to the A379.   There do not appear to be 

any features within the Site, other than a central ditch draining towards 

the hollow (now absent) and, possibly, a former dew pond in the 

northern part of the Site.   (Refer to the Archaeological Report for a 

fuller description.) 

 

● 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. 

 

● 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 Haldon 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 of Haldon Forest Park. 
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4.5  VISUAL SURVEY. 

 

4.5.1  The Visual Envelope. 

 

● The Visual Envelope(or ‘Zone of Visual Influence’) is the extent of the 

area within which part, or all, of the development (as compared against  

the height and mass of the adjacent existing Truck Centre buildings) 

would be potentially visible.  This area is contained by Visual 

Horizons – as plotted on Plan 4 – beyond which the existing buildings, 

and hence the proposed Development, would not be visible.   The 

Visual Horizons are as follows:- 

 

• North. 

A close range horizon formed by the buildings of the Peamore 

Garage Site and surrounding screen planting belts, extending 

eastwards to include the high ground of Silver Ridge and 

westwards to include the wooded ridgeline to the south of The 

Rock. 

 

• West and South West. 

Effectively, the Visual Envelope is contained by an 

‘intermediate’ horizon formed by high ground and woodland 

extending through Shillingford Plantation and Shillingford 

Wood, to the east of the Village of Shillingford St. George, to 

high ground in the Lower Brenton vicinity at distances of 

between 1∙5-2∙0 Km from the Site.   Beyond this ‘intermediate’ 

horizon, is a longer distance heavily wooded skyline formed by 

Haldon Ridge, extending southwards towards Kenton Hill, 

beyond Exeter Racecourse, although at  distances  in excess of 

4 m it is anticipated that within any elevated views looking 

back towards the site, the existing Truck Centre buildings 

would be difficult to distinguish from their surroundings. 

 

• South and South East. 

Beyond the A38, the horizon is formed at distances of 1∙8-1∙9 

Km by high ground to the north of Kerswell Farm and within 

the vicinity of Lears Copse.   Between this horizon and the A38 

Kenbury Wood and the embankments containing the Waste 

Management Site form effective intermediate visual barriers to 

the Site and, at close quarters, the wooded hollow at the south 

east corner of the Site obstructs views from much of the A38 

looking west. 

 

  • East and North East. 

High ground either side of the M5 interchange forms a well 

defined topographical horizon at distances of 2∙1-2∙2 Km. 
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4.5.2  Visual Receptors. 

 

● For the purposes of this Assessment, four ‘Zones of Visual Influence’ 

are defined, as shown on Plan 4.    As will be discussed in 6.0, this will 

provide the basis for considering the ‘Significance of Visual Effect’ of 

the proposed development on the main receptors in each Zone.    The 

Zones are defined as follows:- 

 

Distance Viewed: Description: 

 

Up to 500 m 

(Very close views) 

 
 

 

 
The development would usually be seen as the dominant 

focus although the entire Site may not be completely 

visible due to obscuring by mid-ground landform and 
because visibility may also be screened or deflected by 

foreground features such as trees and the existing Peamore 

Buildings. 

 

Between 500 m – 1 Km 

(Close views) 

Likely to be seen as one of the key elements of the 

landscape, although not always the dominant feature.   

Again, the Site may not be completely visible. 
 

Between 1 Km – 2 Km 

(Mid distant views) 

The development is likely to be partially visible and seen 

as part of the wider landscape composition. 

 

Between 2 Km – 5 Km 

(Distant views) 

Only likely to be seen in clear visibility conditions and 

where a viewer deliberately searches for the feature, the 

weather conditions are such that the development is 

highlighted against its surroundings or views are 
orientated to face the development as a focus.   Buildings 

of the height and mass proposed seen from this distance 

would usually be seen as minor elements of a wide 
landscape composition. 

 

 

(These definitions have been derived by observing the existing Truck 

Centre buildings in their wider landscape setting, the assumption being 

that any buildings comprising the proposed development would be of 

similar height and mass and would be seen by the majority of 

receptors, as identified below, in conjunction with the existing 

buildings.)  

   

The Guidelines suggest the categorisation of Visual Receptors (or view 

points) as follows:- 

 

1. Public viewpoints, including areas of land and buildings 

providing public access, including different forms of open 

access land, and public footpaths and bridleways; 

 

2. Private viewpoints, including houses and places where people 

work; 
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3. Transport routes where there may be views from private 

vehicles and from different forms of public transport. 

 

In categorising the receptors the level of sensitivity to the existing 

view, and potential changes within it, will depend on the number of 

receptors, and their mode (e.g. recreation, work, travelling), the 

duration and extent of the view and the value attached to the 

Landscape that is viewed.   For the above categories, sensitivity is 

therefore taken to be:- 

 

Category 1  - High 

Category 2 - Moderate to High 

Category 3 - Low. 

 

The Visual Receptors in each Zone of Visual Influence are now 

described, in turn, within each of the above three categories:- 

 

0-500 M ZONE.  

 

Public Viewpoints. 

● From the bridleway west of the A379 (which is used as a farm track), 

views 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 Site is open to 

view alongside the Truck Centre.  (Fig. 8.)   Activity on the A38, and 

the Waste Management Site, are noticeable in these views. 

 

 Private Viewpoints. 

● 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 of the track there are views towards the Site, between gaps in 

the vegetation by the A38.  (Fig.9.)   As a permanent residence, the 

occupants are considered to be ‘high sensitivity’ potential visual 

receptors.  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.   It would be 

important to consider the visual amenity of residents of this dwelling in 

the siting and design of any development on the Site. 

 

● A farmhouse at Dadmouth is located 300 m to the west of the Site, and 

would have some views towards it, seen across traffic using the A379, 

and partially screened by intervening vegetation.  (Fig. 10.) 
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 Transport Routes. 

● The western part of the Site is revealed to drivers travelling south 

along the A379 only on passing the Truck Centre, such views being 

brief and at speed.   Travelling northwards, 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 western part of the Site is open to view from this path.  (Fig.4.) 

 

● Within this Zone, the southern and eastern parts of the Site are partially 

visible, travelling westwards along the A38.  The copse at the southeast 

end of the Site obstructs initial views of the eastern part of the site, and 

on passing the copse the southern part of the Site becomes increasingly 

concealed from view as the highway embankment rises in height and 

boundary planting becomes more dense. (Fig.9.)   Travelling 

eastwards, the Site is completely blocked from view by the 

embankments to the ‘promontory’ at the southern apex of the Site, 

there are then only fleeting, oblique views from a short section of the 

road parallel to the southern boundary. 

 

● From a section of Day Pottles Lane, to the north east, there are 

occasional oblique views of the southern, central, and eastern parts of 

the Site through a gap between the copse and the screen planting 

blocks to the Truck Centre.  (From this direction, the screen planting 

blocks obscure much of the northern part of the Site.)   However, these 

views are dominated by the garage buildings, the A38, Waste 

Management site and overhead power lines. (Fig.3.)   Views southward 

from the first 300 m of Day Pottles Lane leading in from the A379 are 

completely blocked by the garage buildings (which are benched into 

the sloping ground) and dense hedgerow trees. 

 

● Shillingford Lane, to the south west, is largely contained between tall 

hedge banks that obstruct outward views.  It is a narrow, partially 

metalled lane, that 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 northern part of the 

Site within which the Truck Centre buildings are prominent and 

foreground activity along the A379 clearly visible   (Fig. 11.) 
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  500 M - 1 KM ZONE. 

 

  Public Viewpoints. 

● The Public footpath which runs between Old Dawlish Road and Day 

Pottles Lane 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.  

 (Fig. 12.) 

 

● 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 ‘crestline’ is open to view. (Fig.13.)   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 the Bridleway leading from the A379 towards the Village of 

Shillingford St. George views towards the Site are blocked by hedges 

and the bridleway descends below the Visual Horizon towards the 

outer limit of this Zone. 

 

● 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, however, are 

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. (Fig.14.)   From rising ground to 

the south of this path (which is private land) more of the Truck Centre 

is revealed, although the Site itself continue to be largely obscured. 

 

  Private Viewpoints. 

● There are very few private properties within this zone.  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 Farm/Peamore Cottage (also Grade II 

Listed) either side of the A379.   Dwellings at Pottles Farm (including 

a barn conversion) just to the east of the Day Pottles Lane road bridge 

also appear to have no intervisibility with the Site.  
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Transport Routes. 

● Travelling westwards along the A38 the eastern part of the site is 

visible on passing under the Day Pottles Lane bridge.   The copse, 

however, blocks much of the southern part of the Site from view.   The 

Truck Centre buildings are dominant, their elevated position relative to 

the Site being particularly noticeable.   Intervening topography and the 

embankments to the ‘promontory’ obstruct views for road users 

travelling east. 

 

● The section of the A379 within this Zone lies beyond the Visual 

Horizon to the north. 

 

● The eastern, central and southern parts of the Site are visible and in 

elevated views from the Day Pottles Lane bridge over the A38 (Fig.15) 

through gaps in the hedge, westwards of the bridge including a position 

at the junction with Little Silver Lane. (Fig.3.)   There are no views 

from along Little Silver Lane. 

 

● Old Dawlish Road is undulating and edged with hedge-banks and trees 

along most of its length, restricting views outwards. 

 

 

  1 KM – 2 KM ZONE. 

 

  Public Viewpoints. 

● Within this zone, the public footpaths all appear to be beyond the 

Visual Horizons, namely paths leading to Lower Brenton, to the west, 

the path from Old Dawlish Road to Day Pottles 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 of the Site 

when trees are not in leaf.  (Fig.16.) 

 

 Private Viewpoints. 

● Two dwellings are located on Matford Lane, near to the M5 road 

bridge, east of the Site.   The southern dwelling – Matford Belvedere – 

has open views across the landscape to the southwest and is also 

visible from Day Pottles Lane.   It would appear that the existing Truck 

Centre buildings are partially visible and whilst the Site is obscured by 

topography any development might just 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. 
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● The main settlements within this zone are to the west and south, being 

Shillingford St. George (west), Lower Brenton (south west) and 

Kennford (south), all of which lie beyond Visual Horizons as too, does 

the cluster of Kerswell Farm, Kerswell Cottages and Luccombs Farm 

to the south east. 

 

 Transport Routes. 

● The Site is not visible from any section of the A38 within this Zone.   

Sections of the other main routes that have been discussed so far within 

this Zone are also beyond Visual Horizons, namely the A379, Old 

Dawlish Road, Day Pottles Lane and Shillingford Lane. 

 

● Deepway Lane and Matford Lane run along a ridgeline, approximately 

parallel with Day Pottles 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 (Fig.17) although there are very 

limited views of the 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 M5 with the Truck 

Centre buildings noticeable in the middle distance, set below the 

wooded skyline of Haldon Ridge beyond.   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. 

 

 

  2 KM – 5 KM ZONE. 

 

Whilst there are long range horizons to the west and south, it has been 

assumed (4.5.2, above) 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. (Fig.10.)   From the vicinity of 

Haldon Belvedere, the Site is not readily distinguished but the Truck 

Centre buildings and the central ‘crestline’ and part of the western 

section of the Site can be seen, albeit partially obscured by intervening 

trees. (Fig.18.)   The A38/M5 interchange is visible, as too is the Waste 

Management Site, but within this view the eye is drawn towards the 

built-up area of Exminster and Topsham on the Exe Estuary. 
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Summary of Views. 

  

● This assessment shows that the extents 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 

the proposed development.   The available views into the Site tend to 

be partially restricted by surrounding vegetation, topography and/or 

presence of adjacent industrial buildings.   Although the Assessment 

was undertaken in Summer it is considered that vegetation – 

particularly the copse and screen belts to the Truck Centre – is usually 

sufficiently dense to form effective screening to the Site even in Winter 

months.   While there are views into the Site from the bounding roads, 

and 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 of the views. 

 

● Views from more distant locations towards the Site are constrained by 

topography and intervening vegetation and where views are available, 

usually only a part of the Site is visible (mostly the central and 

southern parts), 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 (Fig.8.) and vehicular 

activity along the A379 and A38 are significant visual detractors.     
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5.0 LANDSCAPE DESIGN AND MITIGATION. 
 

5.1 The Visual Survey in Section 4.5 above has indicated where the more 

sensitive viewpoints are.    From this, and the analysis of existing 

landscape features, it is possible to arrive at an overview of the 

Constraints and Opportunities the Site presents, as illustrated by 

appended Plan 5, and which have informed the submitted Outline 

Development Proposals.   The Outline Landscape Proposals as shown 

on drawing 166.01 (a reduced version of this is attached to this report 

as Appendix B) therefore respond to the Constraints by mitigating both 

the Landscape and Visual Effects that will be identified in Sections 6.0 

and 7.0, and the Opportunities by introducing new structural 

landscaping and habitat enhancement measures.  In the latter regard, 

full reference has been made to the recommendations made in the 

ecological report prepared by Green Ecology, particularly in respect of 

species selection and habitat connectivity.  The proposed mitigation 

will be taken into account in assessing the ‘Significance of Visual 

Effect’ for the main receptors in Section 6.0 below.   The Proposals 

illustrated on drawing 166.01 and as described as follows, take account 

of the Design Criteria set-out in Teingbridge District Council Planning 

Advice Note 1. 

 

5.2 The key components of structural landscaping, as shown on drawing 

166.01 and which should form the basis of any subsequent detailed 

design proposals are:- 

 

 ● Retention of the essential topography.    

The massing and height of the development will be determined by the 

topography of the Site and whilst some re-grading will be inevitable it 

will be important to retain the central crestline at around its current 

height (see structural tree planting proposals for this part of the Site, 

below) and also the ‘promontory’ as a distinctive local feature.   Any 

surplus excavated material should not be used to form bunds, the 

appearance of which could be incongruous, but rather spread within the 

lower part of the adjoining open field site to the south east. 

 

 ● Replacement Planting to the Corner of Peamore Site 

  Screen Belt. 

The proposed future road island, (the Landscape and Visual Effects of 

which are considered later), will require the removal of some of this 

belt.   Replacement planting will therefore be taken to establish a 

continuation of this belt around the corner of the Stone Merchant’s  

yard, the opportunity being taken to introduce additional Pines, as well 

as Oak, (both pedunculate and sessile) Ash and Birch consistent with 

planting on the opposite side of the A379.Once the island and 
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permanent road access have been constructed, the breach in the belt 

created by the temporary access would be re-planted 

 

●             Feature Planting and ‘Landmark’ at Site Entrance. 

Planting here will be semi-formal in style to frame and complement the 

architecture of the B1 building at the entrance to the Site.   Such 

planting would include primarily robust evergreen species, such as 

Olearia, Osmanthus and Escallonia with ‘architectural’ forms such as 

Phormiums and Junipers.   The ‘landmark’ (bespoke signage and/or 

sculptural feature) would occupy a central, open, space, possibly with 

naturalised bulbs to further emphasise the entrance.   Low ornamental 

planting could also be introduced to the new traffic island 

complementary to that at the site entrance, for continuity, although 

subject to agreement with the Highways Authority.  

 

 ● Planting Belt and Species-Rich Hedge to  

  West Boundary. 

The existing hedge plants would be retained and trimmed / laid, with 

Brambles and coarse grasses / agricultural weed species along the 

boundary fence-line cleared-out.   The hedge-line would then be 

augmented with additional Hawthorn and Blackthorn, together with 

Wild Privet, Holly, Hazel and Spindle, and the existing timber post and 

rail fence retained and made good.   The planting belt would include a 

mix of tree and shrub species to allow views of the B1 buildings 

fronting the A379, species to be consistent with both those already 

present along the road and also – for visual continuity – with some of 

those present within the existing Peamore Site screen belt.  (Including 

Birch, Oak, Field Maple, Scots Pine and Wild Cherry, with shrub 

under-planting including Blackthorn, Hazel and Holly.)   Other species 

as recommended in the ecological report would also be included, such 

as Rowan, Dogwood, Guelder Rose and Crab Apple.  

 

 ● Planting to Emphasise the ‘Promontory’ at the  

Southern End of the Site.  

A distinctive tree group, here, of Oak, Pine and Birch would create a 

locally distinctive feature, and a landmark particularly in longer range 

views from the A38.   The northern margins of the tree group would be 

allocated for wild flora, to optimise habitat diversity. 

 

 ● Planting Belt to the South Boundary (A38). 

A dense screen of tree planting is proposed here to provide a structural 

link between the copse around the hollow, and the proposed tree group 

to the ‘promontory’.   This belt will incorporate existing Hawthorns 

along this boundary.   In certain views, this planting will also form a 

visual link with Kenbury Wood, on the opposite side of the A38. 
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 ● Infill Planting to the East Boundary. 

Although only a short length of this boundary is open, as stated in the 

Visual Survey, Section 4.5, there are elevated views from Days Pottle 

Lane of the central and southern parts of the Site through the gap 

between the copse and screen belt to the Peamore Site.   It is therefore 

important to introduce a dense block of infill planting here, the species 

composition of which should provide continuity between the copse and 

screen belt – dominant species therefore including Ash and Monterey 

Pine, with a proportion of White Willow and Aspen for initial 

screening and which could subsequently be thinned-out.   

Notwithstanding the point made above regarding ground-works, there 

is justification in this part of the Site only for some localised bunding 

to increase the apparent height of the planting during its early stages. 

 

 ● Central ‘Spine’ Planting Along the Crestline. 

The distributor road will follow the crestline down the centre of the 

Site and adequate space should be allocated either side in order to 

establish a strong, central, tree belt which would serve to break-up the 

massing of the development in elevated views.   Species of tall stature 

should be used, including Oak and Ash, with a proportion planted as 

25-30 cms semi-matures.   It will be important to ensure that the 

foliage of the species selected has the same colour tones of the copse, 

and existing screen belt, avoiding the use of any ornamental species 

that would look out of place and draw undue attention to the Site 

within the wider view. 

 

 ● Habitat Enhancement in the South East Corner  

  of the Site. 

The location of a SUDS drainage feature here will provide the 

opportunity for introducing aquatic and wetland species. 

 

 ● Safeguarding of Adjacent Trees. 

The visual importance of the copse and Peamore screen belt have 

already been established and the development should ensure that there 

is no adverse impact on these trees, other than the removal of an 8m 

width strip to accommodate the temporary vehicular access route.   

Subsequent detailed Planning Application would include a full tree 

survey and Arboricultural Method Statement in accordance with BS 

5837:2012.   However, at this Outline Application Stage the following 

‘benchmarks’ are proposed:- 

 

- The inside kerb-line of the distributor road along the north boundary of 

the Site to be set at a minimum of 3∙0 m from the fence-line, which is 

the assumed maximum encroachment of root protection areas (r.p.a’s) 

into the Site.   (This is based on  the majority of trees  being at  least 

1∙5 m from the boundary, and having  maximum stem  diameters  at 

1∙5 m height of 400 mm – maximum r.p.a’s therefore having a radius 

of 12 x 0∙4 m, as per the Standard.)   Service trenches should not be 

located within the intervening verge between the inside kerb-line and 
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the boundary fence, nor should there be any alteration of ground levels.   

Should it not be possible to maintain the 3∙0 m stand-off then 

consideration would need to be given to utilising a ‘no-dig’ cellular 

ground support system, within the road construction.    

 

- A buffer zone to be left undisturbed around the edge of the copse.   

This should, ideally, be at least 5 m and should be utilised for the 

further establishment of wild flora.  
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6.0 VISUAL AMENITY IMPACT ASSESSMENT. 
 

6.1 DEFINITIONS. 

 

● Visual Impact Assessment – as opposed to Landscape Impact 

Assessment, which is considered later – is concerned with changes in 

views.    The Guidelines discuss the Significance of Effect on a change 

in view, depending on the Magnitude of that view and the Sensitivity 

of the observer.   The latter will be related to the ‘Landscape Value’ 

(which is not the same as ‘Landscape Quality’) that the observer 

attaches to a view, and the Countryside Agency defines Landscape 

Value as follows:- 

 

 “Landscape value refers to the relative value we attach to different 

landscapes and is the basis for designating or recognising certain 

highly valued landscapes.   A landscape may be valued for many 

reasons, which might include landscape quality, scenic quality, 

tranquillity, wilderness value, consensus about its importance either 

nationally or locally, and other conservation interests and cultural 

associations.” 

 

 For the purposes of this Assessment, it will be assumed that all 

receptors – both residents and those visiting or travelling through the 

vicinity of the Site – will place a ‘high’ value on the landscape. 

 

● An assessment of the Visual Effects of the proposed development 

results from:- 

  

- Identification and evaluation of Landscape Character within the 

vicinity of the Application Site, and the built form of the development, 

as described previously. 

 

- Identification of the area from which the development will be seen and 

assessment of receptor types and potential sensitivity to changes in 

views.   (This will include any temporary impacts during the 

construction Phase.) 
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● The scale of Visual Effects should be considered, which can be 

assessed in degrees of ‘Significance of Effect’, depending on the 

sensitivity of receptors as defined in 4.5.2, and the Magnitude of 

Change in the view, as will be defined below.   ‘Sensitivity’ is a 

combination of the duration of a view, the extent or scale of the 

receptor’s view and distance from the development, the mode of the 

receptor and the assumed value that the receptor attaches to the 

landscape.   In the context of the Peamore Site, receptors already 

experience views of, or are aware of the presence of, the existing 

buildings and other visual intrusions including the Waste Management 

Site, the A39 and M5 cutting and overhead power-lines.   Also their 

outlooks are often limited in extent by the contained nature of the local 

landscape and their ‘Sensitivity’ might, therefore, be described in such 

situations, as ‘moderate’ at most.   (In comparison, a private property 

with panoramic views containing only a few visual detractors might be 

described as having ‘high sensitivity’.) 

 

 

● The Magnitude of Change in the view (or effect on ‘Visual Amenity’) 

can be summarised as follows:- 
 

  

Very High Magnitude Very high change in visual amenity over a 

very extensive area. 

 

High Magnitude Notable change in visual amenity over an 
extensive area ranging to very intensive 

change over a more limited area. 

 

Medium Magnitude Moderate changes in visual amenity in a 

localised area. 

 

Low Magnitude Minor Change in visual amenity. 
 

 

Very Low Magnitude Very minor change in visual amenity.  
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 It is therefore possible by combining Receptor Sensitivity (as informed 

by Landscape Value) with Magnitude of Change to arrive at a 

gradation of ‘Significance of Effect’    The Guidelines suggest that in 

considering the gradation of Significance of Effect a 3 or 5 point scale 

should be used with standardised terminology.   For the purposes of 

this Assessment, a three point scale is therefore used, as follows:- 
 

  

Significance Description 

 

MAJOR 

 
Where the form of the development becomes the dominant feature in the 

view, with any attendant change in landscape Character.   Where there 

would be large scale changes over an extensive area, where the 

development would be at considerable variance to the integrity of the 
landscape.   Where there would be major damage over an extensive area 

or in areas of high sensitivity, quality and value. 

 

MODERATE 

 
Where the development is readily noticeable but the essential nature of 

the view is not compromised.  Moderate scale changes in Landscape 

Character and partial loss or alteration of noticeable landscape features.   

Where the development may be at odds with the local landscape pattern.  

 

MINOR 

 

Where the development is not readily distinguishable within the wider 

field of view, and where any views are largely fragmented.   Where the 
development neither contributes or detracts from the landscape and can 

be accommodated within the landscape context. 

  

 

 

 

 

6.2  ASSESSMENT OF SIGNIFICANCE  

  OF VISUAL EFFECT. 

 

● In assessing the level of Significance of Visual Effect, mitigation 

measures – as described in Section 5.0 are taken into account.   For 

each of the receptors within the three Zones as discussed in 4.5.2, the 

Significance of Visual Effect as defined above is now therefore 

assessed as follows:- 

 

0-500 M ZONE.  

 

Public Viewpoints. 

● Bridleway West of A379. 

The B1 and B2 buildings on the western part of the Site would be 

noticeable, but only from a limited number of viewpoints through gaps 

in the adjacent hedgerow.   The traffic island and associated road 

works (signage etc.) would be visible.Removal of part of the screen 

belt to accommodate the island would open-up more of the Centre to 

view until replacement planting has established. 
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Private Viewpoints. 

● ‘Westfield’ and Track South of A38. 

The B2 buildings, and part of the B8, would be partially screened by 

planting along the top of the A39 embankment, the foreground 

dominated by vehicles moving at high speed. 

 

 Sensitivity = Moderate.  Magnitude of Change = Medium. 

 Significance of Effect = Moderate. 

 

● Dadmouth Farm House. 

 It is unlikely that any more than just the upper sections of the B2 

buildings would be noticeable in oblique views. 

 

 Sensitivity = High.  Magnitude of Change = Low. 

 Significance of Effect = Minor. 

 

  

Transport Routes. 

● A379. 

 Travelling north, the southern part of the development would only be 

glimpsed through dense vegetation to the central reservation, before 

the central and northern parts of the Site together with the traffic island 

are revealed, over a short distance.  The Truck Centre would still be 

noticeable in these views.   Travelling south, there would be open 

views across most of the development immediately on passing the new 

traffic island.   However, the development would be set below the long 

distance skyline and the immediate Visual Horizon, on which the 

Waste Management Site is prominent.   Views across the Site to 

Kenbury Wood would be obstructed.   However, such views are of 

brief duration. 

 

 Sensitivity = Low.  Magnitude of Change = High. 

 Significance of Effect = Moderate. 

 

 

 ● A38. 

Travelling east, there would only be a very brief awareness of the 

development as road users pass immediately by the Site.   From the 

east in longer range views, the B8 building would be noticeable but set 

below the skyline and partially screened by the copse and proposed 

planting to the east boundary, the copse completely obscuring views on 

approaching closer to the Site.   West of the copse there would be brief 

oblique views of the B2 buildings on the south boundary. 

 

Sensitivity = Low.  Magnitude of Change = Medium 

Significance of Effect = Moderate/Minor. 
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 ● Day Pottles Lane. 

The B8 building would be noticeable through the gap between the 

copse and Truck Centre screen belt, it would also be possible to see 

part of the roofs and upper sections of the B1 and B2 buildings beyond, 

although these will be separated from the B8 by the proposed central 

spine of tree planting along the crestline of the Site.   The Truck Centre 

buildings would be partially visible, also, within these views. 

 

Sensitivity = Low.  Magnitude of Change = Medium. 

Significance of Effect = Moderate. 

 

 ● Shillingford Lane. 

It has been established that there is only one limited section of the Lane 

that commands a view across the Site.   From this close range, elevated 

position, much of the development and the traffic island would be 

visible although seen in juxtaposition with the Truck Centre.   The 

development would be set below higher, wooded, ground in the middle 

distance. Removal of sections of the existing screen belt would not 

significantly open-up more of the Truck centre to view. 

 

Sensitivity = Moderate (the Lane is used as a footpath/bridleway, also). 

Magnitude of Change = High. 

Significance of Effect = Moderate. 

 

 

  500 M - 1 KM ZONE. 

 

  Public Viewpoints. 

● Public footpaths leading north and south of Shillingford Lane. 

From a short length of this path there would be open views of much of 

the development, primarily the B1 buildings fronting the A379 

although these would obscure much of the B8 building beyond.   The 

traffic island would not be noticeable. 

 

Sensitivity = High .  Magnitude of Change = Medium. 

Significance of Effect = Moderate. 

 

Private Viewpoints. 

 ● None. 

 

  Transport Routes. 

 ● A38. 

Part of the B8 building would be noticeable, travelling west for a short 

distance after passing under the Days Pottles Lane bridge.   However, 

as the road descends, the development would be obscured by the copse.   

The Truck Centre buildings are noticeable close to the skyline in these 

views. 

 

Sensitivity = Low.  Magnitude of Change = Very Low. 

Significance of Effect = Minor.  
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       ●             Day Pottles Lane. 

Between Silver Lane and the A38 overbridge there are occasional 

elevated views through gaps in the hedge looking down over the Site 

and within such views part of the B8 building would be noticeable and 

the upper sections of the B1 and B2 buildings, the latter just visible 

above the tree line to the copse.   However, the development would be 

seen in conjunction with the Truck Centre and the line of vision is 

more likely to be focused on the wooded long distance skyline in the 

Haldon vicinity.  The development would conceal the traffic island 

from view. 

 

Sensitivity = Low.  Magnitude of Change = Moderate. 

Significance of Effect = Moderate. 

 

 

  1KM – 2 KM ZONE. 

 

  Public Viewpoints. 

● High Ground West of Old Dawlish Road – 

Lears Copse Vicinity. 

Intervening trees and topography obscure views towards the Site, 

although in the Winter months it might just be possible to discern the 

outline of the upper part of the Development Site, with the Truck 

Centre beyond. 

 

Sensitivity = High.  Magnitude of Change = Very Low. 

Significance of Effect = Minor. 

 

  Private Viewpoints. 

 ● Matford Belvedere and Deepway Point. 

Access to these properties was not possible, although they command 

elevated views, south-westwards, towards the Site.   The nature of the 

view experienced is assumed to be similar to that of Deepway Lane / 

Matford Lane, below, although with the A38 road cutting and overhead 

power-line more prominent in the foreground. 

 

Sensitivity = Moderate.  Magnitude of Change = Low. 

Significance of Effect = Minor. 

 

Transport Routes. 

 ● Deepway Lane / Matford Lane. 

There is only one location where outward views are not obstructed by 

trees and hedges, from which it would be possible to see much of the 

development, although partially obscured by the copse.   The new 

buildings would be seen in relation to the Truck Centre, and would be 

set well-below the Visual Horizon. 

 

Sensitivity =Low.   Magnitude of Change = Low 

Significance of Effect = Minor. 
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2 KM – 5 KM ZONE. 

   

● Plan 4 shows that the Visual Envelope of the Site is almost entirely 

contained within 2 Km of the Site.  However, to the west high ground 

in the Haldon vicinity forms a long range horizon, looking back from 

which views towards the Site are frequently obscured by dense tree 

cover.   Within any open views, the Site at this distance is difficult to 

distinguish from its surroundings.  However, as discussed in 4.5.2 

Haldon Belvedere is located on this horizon but from here it is 

considered that the development would not be readily identifiable. 

 



166 120807.Landscape & VIAss.                                                                                               PEAMORE BUSINESS CENTRE 34 

 

7.0 LANDSCAPE IMPACT ASSESSMENT. 
 

7.1 Quality, Sensitivity and Capacity. 
 

● As well as Visual Impact Effects, potential Landscape Impact Effects 

must also be considered.   In addition to any physical effect on 

landform and vegetation with the Site (‘Direct’) or adjoining the Site 

(‘Indirect’) any effects on wider Landscape Character need to be taken 

into account.   For this aspect of Assessment, there are two main 

considerations – Landscape Quality and Landscape Sensitivity.   

Landscape Quality and Landscape Sensitivity taken together are a 

measure of the capacity that a landscape has to accept change. 

 

● The Assessment of Landscape Quality (as opposed to ‘Value’, which is 

the personal response that individuals have to the landscape and which 

has already been assumed to be ‘high’) is based on an interpretation of 

the distinctiveness, integrity and condition of a landscape type.    The 

Countryside Agency defines Landscape Quality as follows:- 

 

- “Landscape Quality is related to character and is not the same as 

scenic beauty in the landscape.   Quality is primarily a matter of how 

clearly the distinctive character of a landscape is expressed in an area, 

and of the state of repair or condition of landscape elements and the 

integrity and intactness of the landscape.” 

 

 Landscape Quality criteria are then categorised as follows:- 

 

 TABLE 7.1 
 

  

Exceptionally  

High Quality 

Landscape with strong or distinctive character, in very 

good condition.  No incongruous features.  Best 

examples of a particular landscape type. 

High Quality Landscapes with moderately strong character; in good 
condition;  well intact;  with few incongruous features.  

Good examples of a particular landscape type. 

Medium Quality Landscapes with moderate strength of character.   Whilst 

retaining many of the key characteristics of the 
landscape type it may have suffered from some decline 

and may feature occasional incongruous features.  

Low Quality Landscapes with weak strength of character, often 
fragmented, and/or featuring significant typical, 

incongruous, or discordant features. 

Very Low Quality Landscapes with poorly defined character or few 

remaining characteristics typical of the type.   Degraded 
landscapes or major incongruous features. 
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● Landscape Sensitivity is defined in the Guidelines as “the sensitivity of 

the landscape as a whole, in terms of its overall character, its quality 

and condition, the aesthetic aspects of its character, and also the 

sensitivity of individual elements contributing to the Landscape.” 

 

● Landscape Sensitivity is also defined by the Countryside Agency as:- 

 

- “Landscape Sensitivity is the degree to which a particular landscape 

character type or area can accommodate change without unacceptable 

detrimental effects on character.   Sensitivity is not absolute but is 

likely to vary according to the type of change being considered.” 

 

 For the purposes of this Report, Landscape Sensitivity is assessed by 

applying the following criteria:- 

 

 TABLE 7.2 
 

  

Very High  

Sensitivity 

Landscape which taking into account its character, 

general visibility, and potential for mitigation is highly 

vulnerable to very small changes. 

High Sensitivity Landscapes which taking into account its character, 
general visibility, and potential for mitigation is 

vulnerable to relatively small changes. 

Medium Sensitivity Landscapes which taking into account its character, 
general visibility, and potential for mitigation can 

reasonably accommodate some change.  

Low Sensitivity Landscapes which taking into account its character, 

general visibility, and potential for mitigation can 
accommodate moderate to substantial change. 

Very Low  

Sensitivity 

Landscapes which taking into account its character, 

general visibility, and potential for mitigation can 

accommodate substantial change. 

  

 

 

● Reference has bee made in Section 3.0 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 of the proposed 

development makes it 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.   On the basis of the above criteria of Landscape Quality, in 
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Table 7.1, the Site and its surrounding area can be assessed as being of 

‘Medium Quality’. 

 

● 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 of growth areas identified 

in the emerging core strategy.    However, in advance of these Studies 

being concluded it is submitted that the Site and its environs is of ‘Low 

Sensitivity’ judged against the criteria in Table 7.2, taking into account 

the dominant presence of urbanising influences, including the A38/M5 

corridor, the Waste Management Site, the Truck Centre and overhead 

power lines.  Indeed, the Landscape Character Type of the ‘Lower 

Rolling Farmed and Settled Slopes’ (including Landscape Description 

Unit 509) is considered to be of ‘Moderate 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 of Exeter Racecourse.  

 

● By combining Quality and Sensitivity of Landscape it is possible to 

determine the Capacity to accept change, the Magnitude of which is 

summarised as follows:- 

 

 TABLE 7.3 
 

  

Very High Magnitude 
 

Very high changes in landscape 
characteristics both locally and over an 

extensive area. 

 

High Magnitude Notable changes in landscape characteristics 
over a wide area to very intensive change 

over a more limited area, in the immediate 

vicinity of the Site. 

Medium Magnitude Moderate changes in landscape characteristics 
in a localised area. 

 

Low Magnitude Minor change in landscape characteristics. 
 

 

Very Low Magnitude Very minor changes in landscape 

characteristics. 
 

  

 

● On the basis of the criteria in Table 7.3, therefore, it is assessed that the 

Site and surrounding area has Capacity of ‘Medium’, bordering on 

‘High’ Magnitude to accept change in the form of additional built 

development.  
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● The resulting Magnitude of Change in Landscape Character should 

then be considered over its geographical extent, as set out in The 

Guidelines and is therefore assessed as follows:- 

 
   ○ Site Level   - Medium 

 

   ○ Immediate Setting - Medium 

 
   ○ At the scale of the  

    Landscape type or  

    Character Area  - Very minor 
 

   ○ Larger scale, covering  

    several Landscape  

    Character types  - Very minor 

 

7.2  Landscape Effects. 
 

● A new development will inevitably have ‘Landscape Effects’ which 

can be either Adverse or Beneficial and which may be ranked as 

Substantial, Moderate, Slight or No Change.   Landscape effects can 

also be direct or indirect, in the latter case where changes might occur 

within the wider locality beyond the actual confines of the 

development site itself.   (Often due to construction access 

requirements.) 

 

● In the case of the proposed development, the Landscape Effects might 

be summarised as below. These relate to both the development itself 

and the proposed traffic island, as well as the temporary first phase  

vehicular access route. In respect of the traffic island, there would be 

no impact on the road cutting and established vegetation to the western 

side of the A379.   However, there would be the loss of about 30 m 

length of the screen belt to the Truck Centre to accommodate the island 

and associated highway realignment and an 8m width section within 

the centre to form the temporary access point.   Nonetheless, trees 

within these sections of the belt are generally of lesser quality and 

stature (mainly Cherry and Aspen) and the opportunity will be taken 

for substantial replacement planting.   Within the existing central 

reservation there may be the loss of a small number of Hawthorns. 

 
 POTENTIAL ADVERSE 
 

1. Loss of trees   - Moderate 
2. Loss of hedgerows  - None 
3. Damage to habitats  - Slight 
4. Alteration to landform  - Moderate 
5. Disruption of surface 

Water  - Moderate 
6. Loss of vernacular 

         Features  - None 
7. Effect on Public 

Rights of Way   - None 
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8. Effect on Landscape 
Character generally   - Slight 
 
POTENTIAL BENEFICIAL 

 
  1. New trees   - High 
  2. New hedgerows   - High 
  3. New habitat creation  - High 
  4. Effect on Landscape  
   Character generally  -  Slight to Neutral 

 

 

 

7.3.  Historic Landscape Impact.  

 

● This section is concerned with the potential impact on Listed Buildings 

within the vicinity of the development and other ‘heritage assets’, such 

as the remnant grounds of Kenbury House.   In essence, impact is 

considered in relation to setting, which is defined in The Guidelines as 

“the surroundings in which a heritage asset is experienced.” 

 

● The closest Listed Buildings are Peamore House and Peamore Farm 

Cottage, which lie to the north beyond the close range visual horizon to 

the Site.   As such both their outlook and setting would not be affected 

by the development.   Similarly, the nearest conservation area at Kenn 

lies below a visual horizon. 

 

● It has already been established that, whilst Haldon Belvedere 

commands views looking towards the Site at a distance of 4∙5 Km the 

development would be very difficult to distinguish from its 

surroundings.   The Belvedere is prominent on the wooded skyline 

looking west from a wide area, particularly the A38.   however, the 

foreground (essentially, the setting) to such views is already 

compromised by road structures, high speed traffic and power lines and 

the development would not contribute any significant additional visual 

intrusion. 

 

● The archaeological report prepared by Archaeology and Planning 

Solutions has stated that there are no Designated Heritage Assets 

within the Site, and just one Recorded Heritage Site, being the site of 

an old milestone on the A379 frontage which appears not to have 

survived. 

 

● Plan 3 shows the current lines of the A379 and A38 superimposed over 

the 1889 Ordnance Survey Map.   This shows quite clearly how the 

pre-existing grounds of Kenbury House have been largely obliterated 

by 20
th

 Century road works, the only surviving features being the old 

hedge-line boundaries to the north and east and part of the copse 

around what has been referred to as the ‘hollow’.   This feature is 

however, modern, in that the original gardens that once occupied this 

spot would have been excavated down to the formation level of the 

A38. 
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● It is therefore concluded that the development would have no impact 

on any remnant landscape fabric of historic interest, nor would it 

adversely affect the surroundings within which any heritage asset is 

experienced. 

 

 

7.4  Cumulative Effect Assessment. 
 

● The Guidelines define Cumulative Effect as “additional changes to the 

landscape or visual amenity caused by the proposed development in 

conjunction with other developments”.    

 

● There are essentially two types of Cumulative Effect:- 

 

Intervisibility  - 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. 

 

Sequential - 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. 

 

● In respect of Intervisibility, the whole of the development is unlikely to 

be experienced in more than a very limited number of localised 

viewpoints and, whilst in any such views, the Truck Centre buildings 

would also be partially noticeable the existing screen belt on the north 

boundary and proposed structural landscaping would significantly 

diminish the Cumulative Effect.   In longer range views it has been 

established that only part of the development is likely to be noticeable 

and, seen in conjunction with the Truck Centre, would not significantly 

increase the extent of industrial built form evident in the wider 

landscape.   Sequential Effect will be confined to very short sections of 

the two main roads in the vicinity of the Site, the A379 and Days 

Pottles Lane.   For users of the A38 travelling west there will, briefly, 

be an experience of cumulative effect with part of the development 

seen in context with the Truck Centre and other ‘urbanising’ influences 

such as overhead power lines.   However, these views are of very brief 

duration and the effect is therefore considered to be insignificant.    
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8.0  CONCLUSION. 

 

8.1 It has been seen in section 4.2 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 Moderate to Low level of Sensitivity, and 

the proposed development has been carefully designed to follow the 

Landscape Constraints and Opportunities that have been identified and 

shown on Plan 5.    The development is of localised, and limited, 

Visual Impact only and 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.  

 

 Other than the removal of two short lengths of screen belt planting to 

the Truck Centre site (which would be replaced) there are no other 

Significant Adverse Landscape Effects and the development layout as 

submitted provides extensive opportunities for new structural 

landscaping and habitat creation, as shown on drawing 166.01. 

 

8.2 The development proposals recognise key relevant Planning Policies, 

and the response to these is summarised below:- 
 

POLICY STIPULATION RESPONSE 

LOCAL PLAN 

ENV4 

 
 

 

 

“particular attention will be 

paid to the scale of  

development and to its siting, 
layout and appearance.” 

The disposition of buildings is 

governed by topography, the maximum 

vertical extent of which is related to 
identified viewpoints. 

ENV6 “retain sufficient open land 

between settlements in order 

to maintain their individual 

identity.” 
 

The development site does not lie 

between adjacent settlements. 

E3 “development should be in 

scale and harmony with its 
surroundings.” 

Again, as ENV4.   Precedent is already 

set by the Truck Centre buildings and 
the scale of the adjacent A38/M5 

corridor. 

 

C10 “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.” 

This is demonstrated on the submitted 
drawings.   The design rationale 

explained in this report meets this 

objective. 
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POLICY STIPULATION RESPONSE 

DRAFT CORE 
STRATEGY. 

EN8 

 
 

 

 

- “(protect) biodiversity 
wherever possible, or 

biodiversity offsetting 

measures where possible” 
- “(achieve) net increases in 

biodiversity in new 

development through habitat       

enhancement, creation and 
management.” 

The Outline Landscape Proposals 
incorporate recommendations made by 

Consultant Ecologists, Green Ecology. 

EN9 - (take account of) the 

network of linear and other 
linking features important 

for wildlife movement.” 

 

As EN8, above. 

EN12 - “protection of healthy trees 
and hedgerows with visual, 

cultural or wildlife 

importance.” 

All major off-site trees retained, with 
appropriate buffer zones.  Loss of one 

small section of screen belt planting, 

only. 
 

S1 - “protection of residential 

amenity….. maintenance or 

enhancement of the 
character, appearance and 

historic interest of affected 

landscapes, settlements, 
open spaces, trees and other 

environmental assets.” 

There is no significant adverse affect 

on Landscape Character, or any historic 

landscape impact.  There is little impact 
on residential visual amenity.   

Proposed structural landscaping will 

integrate the development into its 
surroundings. 

S2 - “design should be based on 

analyses and responses to 
the characteristics of the Site 

and its wider context”, 

- “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 and skylines.” 

The Constraints and Opportunities Plan 

shows specifically how the proposed 
development meets these requirements. 

   

PLANNING  

ADVICE NOTES. 

  

1. Landscape  

    Design. 

 

 
 

 

- “integrate new 

developments visually and 

functionally”, 

- good landscaping ….. to 
provide added value”. 

Also, a general requirement 

to clearly state design 
objectives. 

The development incorporates 

extensive structural landscapes, the 

design objectives of which are set-out 

in this report. 
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● Compliance with the above Key Local Policies is also 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) would 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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○ APPENDIX A 

  Plans:- 

  Plan 1 – Site Context 

  Plan 2 – The Existing Site 

  Plan 3 – 1889 Ordnance Survey 

  Plan 4 – Visual Survey 

  Plan 5 – Landscape Constraints 

    and Opportunities. 
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Outline Landscape Proposals  

Drawing 166.01 (Reduced). 
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1. INTRODUCTION AND BACKGROUND

1.1 Heynes Planning Ltd are instructed by Exeter Estates to submit an outline planning 
application for land situated adjacent to the existing Exeter Estates premises at the 
Peamore Centre, Alphington, Exeter.   

1.2 The purpose of this Planning Statement is to examine the content of the application
and provide a planning justification in support of it.  This is achieved by describing the 
proposals and the site; reviewing the planning history; confirming the extent of 
discussion and liaison there has been with key stakeholders and the local community;
identifying planning policy at a national, regional and local level relevant to the 
consideration of the proposals; identifying other relevant material considerations;
examining the proposals in the context of planning policy and those considerations;
and, providing a conclusion as to why the proposals should be considered 
acceptable.

1.3 The proposals, in general terms, comprise an employment scheme providing up to
17,885 square metres of floorspace (gross floor area) divided equally between B1 (c), 
B2 and B8 uses. Associated infrastructure to support the development including new 
and improved vehicular access arrangements, roads, drainage, landscaping, utilities 
and services and open space are also proposed.  This is the development that is the 
subject of the planning application.

1.4 The application comprise the forms, certificates, plans/drawings, the appropriate fee 
and a full range of supporting documentation which examines a whole series of 
planning and technical matters relevant to the consideration of the proposals. A 
Statement of Community Involvement is also submitted.  Further details of the 
documentation are contained in Section 2 below.  
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2. CONTEXT FOR THE PLANNING APPLICATION

a) The Proposed Development

b) The Site and the Surrounding Area

2.1 The proposed development, which is the subject of the application, is as follows:

Employment development falling within Use Classes B1 (c), B2 and B8 as 
defined in the Use Classes Order (as amended).   The total amount of 
floorspace proposed is 17,885 sq. m (gfa) and this is divided equally between 
each of the uses proposed.  The Masterplan submitted as part of the 
application shows, in an illustrative form, how the development can be 

accommodated on the site;

Highway and other infrastructure works required to support the development
including, firstly, a new vehicular access to the site in the form of a roundabout 
(as shown on the Masterplan) and, secondly, improvements to the existing 
vehicular access to Peamore Centre onto the A379.  An access road to serve 
the development is then proposed to be created through the existing Peamore 

Centre site and  this will then enter the site on its northern boundary; and,

Areas of open space and landscaping.

2.2 Although the application is submitted in outline which means that details will need to 
be submitted for further approval, the requirements of the Town and Country Planning 
(Development Management Procedure) (England) Order 2010 are such that a 
significant level of detail is submitted in relation to the buildings at this stage to allow 
the Council to establish the ‘scale parameters’ to guide the future determination of 
reserved matters. The parameters to be applied to the scheme are set out in the 
Design and Access Statement and on the relevant drawings.

2.3 The development has been designed in such a way that it allows for rapid delivery of 
the proposals which is a key consideration in light of the guidance provided in the 
National Planning Policy Framework (NPPF).  This is examined in further detail in 
Sections 3 and 4.

2.4 The main bulk of the site sits immediately adjacent to and to the south of the existing 
Peamore Centre.  This is an employment site which is owned and run by the 
applicants who are Exeter Estates.  It is rectangular in shape although it tapers to a 
point at its southern end.  There is additional land incorporated into the site which 
includes the area to be created to form the access track to the north and it also 
includes areas within the public highway to allow for the new and improved vehicular 
access arrangements to be created.

2.5 The existing site upon which the employment development will take place covers an 
area of approximately 5.12 hectares although by the time the additional land to 
create the new and improved vehicular access arrangements is taken into account, 
this extends to approximately 6.51 hectares.  The site is made up of agricultural land 
with hedgerows defining the boundaries of the site on all sides.  Immediately to the 
south of the site is the A38 which is one of the main routes into the south-west from 
the M5 to the north.    To the east of the site is a large field which is bordered by the 
application site, the existing Peamore Centre and two public highways which are the 
A38 and Days Pottle Lane.  To the west is the A379 which leads from Alphington to 
the A38.

2.6 A location plan, drawing no. 12/1326/L shows the boundaries of the site (edged in 
green) and its relationship with the surrounding environment.  

•

•

•
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2.7 The Design and Access Statement provides additional information about the site and 
the surrounding area and provides a context for the consideration of the scheme.   

2.8 The ‘main’ site upon which the development is to be located has not been the subject 
of any recent planning applications.  Peamore Centre itself, which contains a variety 
of employment and business uses, has been the subject of a number of planning and 
related applications and the details of these (which have been submitted since 1978) 
are contained on the Council’s website.  Of particular relevance is an application for a 
Certificate of Lawfulness of an Existing Use (Council Ref: 04/04391/CLDE) which 
includes a letter from the applicant’s agent which sets out the history of the site in 
terms of the type and nature of development that has been undertaken on the site. 
The application was approved in 2006.  Since then, various other planning 
applications have been submitted for employment related development and this 
reaffirms Peamore Centre’s value and status as an existing employment and 
business centre which meets the employment needs of the local community and 
beyond.

2.9 In the adopted Local Plan, the ‘main’ site is identified as an Area of Great Landscape 
Value and it sits within open countryside.  

2.10 Teignbridge District Council has commenced work on the replacement to the adopted 
Local Plan.  In the draft Core Strategy – Preferred Options published in the Spring 
2012, the site was identified as being appropriate for employment purposes as part of 
draft Policy SWE1.  The Council is currently giving consideration to its new Local Plan 
(which is an updated version of the draft Core Strategy) and the site continues to be 
shown as being appropriate for employment purposes.  This is explained in greater 
detail in Section 3 below.

2.11 The applicant has undergone a significant amount of consultation in relation to the 
proposals.  The purpose of this has been to inform the local community and key 
stakeholders as to the nature and content of the scheme. This, in turn, has led to the 
proposals being informed by the commentary and feedback given by those involved 
in this process.     

2.12 The Statement of Community Involvement submitted with the planning application 
sets out the full extent of the consultation that has taken place.

c) Planning history

d) Community Liaison
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‘development plan’ 
‘...determination must be made in accordance 

with the plan unless material considerations indicate otherwise.’

3. PLANNING POLICY CONSIDERATIONS

3.1 The primary consideration in determining what type and form of development may be 
accommodated on the site is the Development Plan and the policies contained within 
it. Section 38(6) of the Planning and Compulsory Purchase Act (2004) (‘the Act’) 
states that the is the principle consideration in determining 
planning applications and states that 

3.2 In summary, planning policy at a national level is contained in the National Planning 
Policy Framework (NPPF) published by the Government on 27

th
 March 2012. The 

NPPF consolidates a number of Planning Policy Statements, Planning Policy 
Guidance, Circulars and other guidance that existed prior to that date.  Appendix 3 of 
the NPPF confirms which documents it replaces and transitional arrangements for its 
introduction are contained within Appendix 1 - Implementation.

3.3 The NPPF, in paragraph 210, confirms the existing legal position in that applications 
must be determined in accordance with the development plan unless material 
considerations indicate otherwise.  In paragraph 211, it goes on to say that policies in 
the Local Plan should not be considered out of date simply because they were 
adopted prior to the publication of the Framework.  

3.4 Paragraphs 212 and 213 confirm that where Plans are in the process of being 
prepared the policies contained in the NPPF must be taken into account and that the 
policies contained within it are material considerations from the day of its publication.  
Partial or full reviews of existing Plans are required to make sure that the policies in 
the Plan take into account the requirements of the NPPF.

3.5 Paragraphs 214 to 216 confirm the amount of weight to be given to policies in 
existing and emerging plans.

3.6 The key consideration, therefore, in the determination of the planning application is 
the Development Plan with other material considerations being relevant as 
appropriate, including the guidance contained within the NPPF. The weight to be 
attributed to the policies identified in the Development Plan will depend upon the 
consistency they have with the NPPF.   For the purposes of this Section, details of 
the Development Plan are given.  Section 4 then goes on to examine the 
acceptability or otherwise of the proposals in the context of those policies having 
regard to other relevant material considerations.

3.7 The Development Plan, at present, comprises the Regional Spatial Strategy (RSS) in 
the form of RPG10; the saved policies of the Devon Structure Plan (DSP); and, the 
saved policies of the adopted Torbay Local Plan (TLP).  

3.8 With respect to the RSS, in December 2010 the Localism Bill was put before 
Parliament and the Localism Act was given Royal Assent in November 2011.   The 
Act formally abolished Regional Spatial Strategies.  However, the enactment of the 
necessary legislation has not yet taken place and therefore until the RSS’s are 
revoked they remain part of the development plan and the evidence base behind it, 
at least, needs to be taken into account in making decisions on planning applications.

a) The Development Plan 

i) Regional Spatial Strategy
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“Proposal ST17 provides for employment land sufficient to meet Devon’s strategic 
needs in the period 2001 to 2016. Good sites for employment related development 
in Devon are scarce and it is important to ensure that land identified for employment 
development is effectively safeguarded for that use.”

“Patterns of land use, in terms of its mix, location, density and layout should reduce 
the need to travel and optimise the potential for the most sustainable forms of travel.   
New development should be provided for where it will be well related to other land 
uses with which it needs to interact. Development that would require a high level of 
accessibility should only be located where it can be effectively and conveniently 
accessed by public transport.”

ii) Devon Structure Plan (DSP)

3.9 The Structure Plan, adopted in 2004, covers the period 2001 to 2016.  The Secretary 
of State has confirmed that a number of policies have been saved.  Principal policies 
(saved) of relevance to the proposal are highlighted below.

3.10 The key strategic polices and objectives are contained primarily in Chapter 2 which 
contains the vision for the Plan and ‘High Level Policy Aims’.  These include 
conservation and enhancement of the environment; the prudent use of resources; 
community self sufficiency; meeting housing needs; securing a dynamic and healthy 
economy; developing a sustainable transport network; and meeting the need for 
infrastructure.

3.11 Strategic policies are contained in Chapter 3.  Policy ST1 is of importance as it 
creates a framework for the content of all other strategic policies in the Structure 
Plan.  At its heart is the well established concept of creating sustainable patterns of 
development.  The Policy identifies a range of criteria which must be met before 
development can be considered acceptable.  Policy ST5 of the Structure Plan reflects 
the RPG (RSS) framework and provides an overall policy context.  It identifies the 
spatial development priorities for Devon over the lifespan of the Structure Plan period. 
The Policy sets out the locational requirements for development within a hierarchy of 
settlements for Devon between 2001 and 2016.

3.12 Policy ST17 identifies exactly how much development is required over the Plan 
period throughout Devon. The explanatory text states, in para. 3.89, that:

3.13 Chapter 4 deals with the conservation of Devon’s environment and resources.   
Policies CO1 deals with landscape character and states that the distinctive qualities 
and features of Devon’s Landscape Character Zones should be sustained and 
enhanced.  Policy CO4 relates to Areas of Great Landscape Value and states that 
within these areas the primary objective will be the active conservation and 
enhancement of their landscape quality and individual character. New development
should therefore only be provided for where it would be limited in its visual impact.  
Policy CO6 deals with the quality of new development and focuses attention on 
ensuring that the identity, distinctive character and features be conserved and 
enhanced.  In preparing the proposals, consideration, in particular, has been given to 
policies CO10 (Protection of Nature Conservation Sites and Species), CO13 
(Protection of Water Resources and Flood Defence), CO14 (Conserving Agricultural 
Land), CO15 (Air Quality) and CO16 (Noise Pollution).

3.14 Chapter 5 deals with ‘Transport’ and there are a number of policies of relevance.  
Policy TR1 provides the main Devon transport strategy and identifies a number of 
stated objectives and priorities.

3.15 Policy TR2 deals with the co-ordination of land use/travel planning and states that:
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“In all areas designated for their Landscape or Nature Conservation value i.e. Coastal 
Preservation Areas, Areas of  Great Landscape Value and Nature Conservation 
Zones as shown on the Proposals Map, the Council will rigorously apply  strong 
control policies over development and promote positive enhancement to ensure the 
long term protection … “

“In considering development proposals, special attention will be paid to the scale and 
bulk of buildings, to their siting and the materials used, and to the need to reinforce or 
improve landscaping.”

“ … the Local Planning Authority will encourage development and upgrading to a 
standard compatible with the characteristics of the site and surroundings including 
adequate standards for landscaping and parking.”

3.16 Policy TR4 advocates parking strategies while TR5 states that development should 
make provision for and promote the safe use of the most sustainable and 
environmentally acceptable modes of travel and that all development proposals
should be accompanied by a Transport Assessment.  Policy TR7 encourages walking 
and cycling measures as part of development proposals. 

3.17 The Teignbridge Local Plan was adopted in Teignbridge Local Plan was adopted in 
1996 and covers the period 1989 to 2001.  Most of its policies were "saved" by order 
of the Secretary of State in 2007.  Principal policies (saved) of relevance to the 
proposal are highlighted below.

3.18 Chapter 2 deals with the Environment.  Policy ENV1 states:

3.19 Policy ENV3 deals with proposals for development in Areas of Great Landscape 
Value.  It states:

3.20 Policy ENV4 deals with development in countryside locations and states that when 
considering proposals, particular attention will be paid to the scale of development 
and to its siting, layout and appearance.

3.21 Chapter 4 deals with employment provision in the District.  Policy E2 covers
development proposals on existing, proposed and permitted sites and states that:

3.22 Policy E3 deals with proposals outside existing, permitted or allocated employment 
sites and states that employment development will be permitted provided the Local
Planning Authority is satisfied that the proposed development meets a number of 
specified criteria.  

3.23 Chapter 7 deals with transport and there are a number of policies relevant to the 
proposals including T6, T7, T13, and T24.

3.24 Chapter 12 deals with conservation and environmental management.  Many of the 
policies seek to ensure that proper consideration is given to conservation and 
environmental issues when schemes are prepared and determined.  Policies of 
particular relevance include C10, C16, and C22.  

3.25 In terms of other considerations, the Council has been reviewing the adopted Local 
Plan.  A Local Development Framework has been progressed.  The Teignbridge 
Core Strategy Issues and Alternative Options was published for public consultation in 

iii) Teignbridge Local Plan (TLP)

b) Other Considerations
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“additional small scale employment opportunities 
are allocated at Peamore next to existing employment buildings”

“S3 Land for Business, General Industry and Storage and Distribution (previously 
Land for Business, Industry and Warehousing)

The Council will promote an improved balance of jobs to working population by 
positively supporting business, general industrial and storage and distribution 
development (Use Classes B1, B2 and B8) in sustainable locations to create about 
300 jobs per year in these sectors.  
The Local Plan will:
a) allocate sufficient land for the development of about 3 hectares of business, 
industrial and warehousing sites per year;
b) promote a range of scales and types of economic development land; and
c) ensure a deliverable supply of 15 hectares of land for business, industrial and 
warehousing uses at any one time

The approximate distribution of employment development between the towns over 
the period of the plan should be:

a) Heart of Teignbridge (Kingskerswell, Kingsteignton, Newton Abbot) 
60%+
b) South West Exeter 5%+
c) Dawlish 3%+
d) Bovey Tracey 3%+
e) Chudleigh 3%+

The Council will support proposals for business, industry and warehousing 
development that support the objectives set out above and are in accordance with 
other relevant policies in this plan. The Council will monitor and seek to proactively 
bring forward employment land and buildings to achieve the strategic objectives of 
the Local Plan.”

June 2010. A Core Strategy – Preferred Options was then published in the Spring 
2012.  Strategic policies S1 and S2 deal with achieving sustainable and high quality 
development in terms of design.  

3.26 Draft Policy S3 deals with employment related development and sets out a series of 
targets in terms of delivery.  There are also a number of other draft policies which 
seek to ensure that development is directed towards the most appropriate locations 
and that it is carried out having regard to the overall objectives of the Plan.  
Importantly, in terms of dealing with the spatial distribution of key sites in the District, 
the site that is the subject of development has been identified in the Plan under draft 
Policy SWE1 as being appropriate for employment development.  In the explanatory 
text in paragraph 5 it states that  

3.27 A further version of the Plan is currently being considered by various Committees at 
the Council.  This will be a Local Plan (as opposed to a Core Strategy) covering the 
period 2013 to 2033 and when sent out for consultation (likely to be in November 
2012) it will be a submission version whereby responses will be invited over a six 
week period.  These will be forwarded to the Planning Inspectorate and an 
Examination into the Plan will take place in due course.  

3.28 Within the draft Plan, policies relating to employment development continue to be 
contained in draft Policy S3 which states:

The Explanatory Text in paras. 2.6 to 2.11 provides the background to the draft 
Policy.
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“SWE2 Employment adjacent to Peamore (new policy)

A site of approximately 5 hectares is allocated adjacent to Peamore for employment 
land.  This will provide a mix of predominantly B2 and B8 uses as appropriate to the 
site and its wider context, ensuring that there is also a mix of unit size to enable 
businesses to start up and expand.

10.27 Whilst there will be some localised employment within the community hubs, the 
main allocation will be adjacent to an existing employment area situated outside the 
masterplan area which could be delivered independently.  This will facilitate growth in 
the existing businesses and the potential for other appropriate uses.  It is not 
intended to compete with other areas in and around Exeter and is considered an 
appropriate location.  It has the opportunity to be one of the key arrival points and 
should be designed appropriately to respond to its environment.   

10.28 Due to the proximity to the M5/A38 junctions it is essential that development of 
this site does not create a conflict with the function of those roads, particularly in 
relation to any new access into the site from the A379. 

10.29 Matford Business Park, within Exeter City Council’s boundary, is a large 
employment area that is expanding and provides a range of additional employment 
opportunities.  These along with the allocation at Peamore will offer a good range of 
opportunities to work close to the planned urban extension and reduce the need to 
travel by car”

3.29 Draft Policy EC3 deals with rural employment and allows for extensions to existing 
employment/business sites subject to certain criteria being met.  Furthermore, the 
site at Peamore continues to be identified for employment purposes.  A specific 
policy (SWE2) has been put forward for the site.  It states:

3.30 Similar to the draft Core Strategy published in Spring 2012 there are a whole series of 
additional policies that relate to the spatial distribution of development and its 
delivery.  These are not replicated within this Planning Statement but have been 
reviewed as appropriate and considered.  

3.31 The Council has also published a Draft Employment Land Supplementary Planning 
Document and adopted it as interim development management policy to be taken into 
account in the consideration of relevant planning applications.  Furthermore, the 
Council has published a series of SPD’s and a series of Planning Advice Notes have 
been prepared.  These have been considered where relevant.  

3.32 It should also be noted that the Council began work in 2008 on a plan to deliver an 
urban extension to the south west of Exeter, which had been proposed in the Draft 
Regional Spatial Strategy for the South West incorporating the Secretary of State's 
Proposed Changes. Work was undertaken jointly with Exeter City Council, Devon 
County Council and Exeter and East Devon Growth Point. This plan would eventually 
evolve into an Area Action Plan.  However, the Council were unable to progress the 
Area Action Plan to submission stage given the lack of continued strategic direction 

as a result of the removal of RSS’s from the Development Plan.  
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“Outside existing, permitted or allocated employment sites employment development 
will be permitted provided the Local Planning Authority is satisfied that the proposed 
development:-

(a) is well related to an existing settlement;
(b) is in scale and harmony with its surroundings;
(c) will not reduce amenity by reason of  any form of  pollution including noise, 
vibration, smell, soot, ash, dust, grit or trade effluent;
(d) will not give rise to unacceptable traffic conditions;
(e) does not conflict with any other planning policies for the area.

Where the above considerations can be satisfied, particular encouragement will be 
given to the development of small industrial units.”

“4.26 The District Council is concerned to adopt a flexible approach to the location of
industry in order to aid local employment opportunities.  It is recognised that industry 
as a non-conforming use is not a sufficient reason to withhold planning permission 

4. ANALYSIS

i) Principle of Development

4.1 As stated in Section 3, the primary consideration in determining what type and form of 
development may be accommodated on the site is the Development Plan and the 
policies contained within it.  The Development Plan, at present, comprises the 
Regional Spatial Strategy (RSS) in the form of RPG10; the saved policies of the 
Devon Structure Plan (DSP); and, the saved policies of the adopted Teignbridge 
Local Plan (TLP).  

4.2 As the NPPF confirms, in para. 210, the existing legal position is that applications 
must be determined in accordance with the Development Plan unless material 
considerations indicate otherwise.  In paragraph 211, it goes on to say that policies in 
the Local Plan should not be considered out of date simply because they were 
adopted prior to the publication of the Framework.  The weight to be attributed to the 
policies identified in the Development Plan will depend upon the consistency those 
policies have with the NPPF.       

4.3 Both the DSP and TLP contain policies that seek to direct development to the main 
towns in Devon and Teignbridge respectively.  The objective in doing this is to 
provide opportunities for create sustainable patterns of development which coincides
with the key objective of the NPPF.  

4.4 In the adopted TLP, the site has two environmental designations in that it is an Area 
of Great Landscape Value and Open Countryside but it has no further designations.  

4.5 The adopted Local Plan clearly has relevance in the decision making process but the 
weight to be attached to it and the policies contained in the Plan will have to be 
considered in the context of the NPPF and whether those policies are consistent with 
its objectives.  As the NPPF states in para. 14, in determining applications Councils 
should, where the development plan is absent, silent or relevant policies are out-of-
date, grant planning permission unless the adverse impacts of the proposals 
outweigh the benefits when assessed against the policies in the Framework as a 
whole or the NPPF itself seeks to resist the proposals.    

4.6 The adopted Local Plan, in Policy E3, states that:

The Explanatory Text goes on to say:
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and that the problems of small scale businesses will be eased if vacant, redundant, 
and underused buildings can be put to industrial use.  However, a balance has to be 
struck between the needs of industry and the need to protect the amenities of  
surrounding areas, particularly residential areas.  This policy is intended to contain 
and minimise the impact of employment activities on the local environment.

4.27 The encouragement of small industrial units (in the range of 50 - 100 sq.m. / 500 
– 1000 sq.ft.) will facilitate the creation of new businesses.  It will also enable existing 
small businesses to be relocated from unsuitable premises.”

“This Supplementary Planning Document builds on the existing Local Plan and 
Structure Plan policies, to ensure that the new employment development that 
Teignbridge needs can be brought forward urgently in appropriate, sustainable 
locations. It emphasises the positive benefits of new jobs and provides flexible 
guidance in advance of the preparation and adoption of Development Plan 
Documents.”

“In assessing proposals for employment development against policy E3 the following 
will be considered as positive material considerations:

the potential for job creation;
the likelihood of the site being developed in the short term.”

The policy criteria continue to be generally appropriate and flexible, avoiding 
unnecessary limitations on suitable job creating development.”

In pre-application discussions with planning officers it has been made clear that the 
Council’s view is that intention of the Policy is to allow for employment development 
to be situated in locations which can contribute to achieving sustainable patterns of 
development and which are appropriately located having regard to their surroundings. 
Scale of development is also relevant.  

4.7 The applicant’s consider that the proposals put forward can be considered to be 
broadly acceptable within the objectives of the policy and each of the criteria 
identified.  It is the applicants’ contention that:

the scheme, whilst not related to an existing settlement, is related well to an 
existing employment site which is situated on the edge of the urban area of 
Exeter.  It is successfully run and needs to expand to meet customer/operator 
demand (Criterion a);

the proposals can be designed such that they will be in scale and harmony 
with their surroundings particularly having regard to the fact that the site sits 
next to the existing Peamore Centre (Criterion b);

the proposals will not have an adverse affect on the local environment or give 
rise to adverse traffic conditions as evidenced by the conclusions of the 
technical reports (Criteria c) and d); and,

the proposals will not conflict with other planning policies particularly if it can 
be demonstrated that the scheme will not have an adverse impact on its 
surroundings and that it can be demonstrated that the proposals contribute to
the overall objective of creating sustainable patterns of development 
(Criterion e). 

4.8 The Employment Supplementary Planning Document published by the Council seeks 
to provide some clarity with regard to the interpretation of some of the employment 
policies in the Local Plan including E3.  It states:

4.9 The SPD deals specifically with Policy E3 and states:

•

•

•

•

•
•
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We consider that the proposals put forward meet both of the criteria identified 
particularly bearing in mind the applicant is the owner of the Peamore Centre and that 
the intention is to expand the existing employment site.  

4.10 Furthermore, the Council are concerned that two of the Criteria i.e. b) and e) may be 
considered “unduly restrictive”.  The applicant considers that the proposals meet the 
objectives of the two criteria as already identified in the Policy.  If there is added 
flexibility, then that gives even greater certainty to the proposals in the context of 
those two criteria.   

4.11 It is clear that the Council is looking to create a proper balance between delivering job 
opportunities and ensuring that the nature and quality of the local environment is 
maintained.  However, flexibility is required in identifying locations for employment 
purposes particularly if there is under delivery of employment development across the 
District as a whole.  The Council has faced a problem in recent years of delivering 
employment and jobs as confirmed in the draft Local Plan.  We have not undertaken 
a rigorous examination of employment land supply in great detail in this Planning 
Statement although the representations made by Savills in respect of the Draft Core 
Strategy published earlier this year when acting for Exeter Estates did point out 
deficiencies that exist in terms of delivery and these comments to a greater extent still 
apply.  It may be appropriate to provide further analysis should circumstances change 
during the course of the determination of the application.  However, at this stage, the 
fact that suitable land to allow for employment development to be brought forward 
has not been delivered and the fact that this scheme now put forward is deliverable 
and that it is acceptable in all other respects indicates that there are very good 
reasons for the Council to grant planning permission for the development.  

4.12 As identified in the Act, it is appropriate, where relevant, to introduce other material 
considerations into the decision making process where appropriate.  The site is 
identified for employment development in the emerging Local Plan (draft Policy 
SWE2) having originally been considered appropriate in the Draft Core Strategy 
published in Spring 2012 as part of proposed policy SWE1.  Draft Policy EC3 
supports the expansion of existing employment sites subject to certain criteria being 
satisfied.  In due course Heynes Planning Ltd will be making representations in 
relation to the emerging Local Plan but there is broad acceptance, at this stage, of the 
objectives of these policies.

4.13 It is considered that some weight should be given to the emerging draft Local Plan.  
Although the Local Plan has yet to be published the Council, through a series of 
meetings (Executive, Overview and Scrutiny and Full Council), has approved the 
document for publication.  This document has been prepared having regard to the 
requirements of the NPPF and will, clearly, introduce a strategic framework and 
planning policies that will allow for sustainable patterns of development to be 
achieved.  It has also been prepared having regard to the contents of the NPPF.

4.14 The Council, through the introduction, provisionally, of SWE2 in the emerging Local 
Plan has, in our opinion, taken a proactive position in identifying a site that it knows, 
through pre-application discussions, is viable and deliverable for employment related 
development.  There is a degree of certainty about the proposals because they 
involve an expansion of the Peamore Centre and are being put forward by Exeter 
Estates.   The use of the site for the type of development proposed is wholly suitable 
given the nature and extent of existing land uses surrounding the site i.e. Peamore 
Centre and the A38 to the south and A379 to the west.  Given the lack of delivery in 
the context of employment land supply throughout the District it is appropriate to 
release the scheme for development at this point in time.

4.15 When assessing the scheme, there are two further matters that need to be 
considered.  First, when examining the scheme in the context of the NPPF it is wholly 
appropriate.  The NPPF makes it clear that there is a presumption in favour of 
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“planning policies  should support economic growth in rural areas in order to create 
jobs and prosperity by taking a positive approach to sustainable new development”.   

sustainable development which should be seen as a golden thread running through 
decision making (para. 14).  The formulation of policy SWE2 and the proposals
themselves are entirely consistent with the objectives of the NPPF in particular the 
Core Objectives identified in para. 17, bullet point 3.  Para. 28 also makes it clear that 

Of course it is debatable as to whether the site is “rural” or “semi-rural” given its close 
proximity to Exeter and the adjoining major highways.  However the principles 
identified in the NPPF are relevant to the proposal irrespective of the precise 
definition of its location. 

4.16 Secondly, whilst the emerging Local Plan is at a draft stage, the ODPM guidance 
note “The Planning System: General Principles” makes it clear in paras. 17 and 18 
that it is appropriate to grant planning permission “early” for development and prior to 
a Development Plan being adopted depending upon the circumstances of the case. 
Indeed, the Inspector in determining a recent appeal case in Exminster, Devon made 
reference to the same guidance and concluded, on the circumstances of the case, 
that permission should not be withdrawn on the grounds of prematurity (PINS 
Reference: APP/P1133/A/11/2158146).  We consider that in light of the guidance and 
the nature of the scheme, planning permission can be granted without undermining 
the Council’s objectives in relation to emerging planning policy.   

4.17 The fact that the scheme is deliverable in the short term is an important consideration 
in the determination of the application.  Para. 15 of the NPPF makes it clear that in 
plan–making, policies should be framed in such a way that development which is 
sustainable can be approved without delay.  Given that there are no technical 
constraints to the site being brought forward and having regard to its locational 
characteristics then the scheme can make a vital contribution to boosting employment 
land supply.  It is therefore considered acceptable.

4.18 The planning application is supported by a Design and Access Statement prepared 
by Gould-Singleton, who are the project architects and a series of Technical Reports 
produced by professional consultants.  These documents give consideration to the 
technical and other matters that arise from the submission of the proposals. 

4.19 The Design and Access Statement explains, in detail, how the scheme has evolved 
following consideration of the physical characteristics of the site, its location, its 
relationship with the town and surrounding environment and existing constraints and 
opportunities.  The proposals have been the subject of review with the Council’s 
officers and the local community.  The scheme has been amended and altered from 
the original concept, in part, as a result of those discussions and the proposal is now 
considered to be acceptable in terms of design and layout.  

4.20 The Technical Reports assess the impact of the development proposals in 
environmental terms and contain detailed information in respect of certain technical 
matters that are associated with the development.  The conclusion reached is that the 
development is acceptable having regard to the assessments undertaken.  

4.21 Finally, it should be noted that the applicant is willing to providing a S106 Agreement 
subject to the requirements of Regulation 122 of the Community Infrastructure Levy 
Regulations which, in summary, provide that before a 106 obligation can constitute a 
reason for granting planning permission, the obligation must be:-

necessary to make the development acceptable in planning terms

directly related to the development

ii) Other Considerations

•

•
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• fairly and reasonably related in scale and kind to the development

4.22 At this stage, the applicant has agreed with the planning officers at the Council that a 
draft S106 or Heads of Terms is not necessary and that the need or otherwise for a 
S106 Agreement will arise out of the consultation process on the application.  At this 
stage the only matter that may need coverage is the creation and operation of the 
access arrangements.  Further matters may be included as appropriate.  
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“planning policies  should support 
economic growth in rural areas in order to create jobs and prosperity by taking a 
positive approach to sustainable new development.”

5. CONCLUSIONS

5.1 The primary consideration in determining what type and form of development may be 
accommodated on the site is the Development Plan and the policies contained within 
it.  The Development Plan, at present, comprises the Regional Spatial Strategy (RSS) 
in the form of RPG10; the saved policies of the Devon Structure Plan (DSP); and, the 
saved policies of the adopted Teignbridge  Local Plan (TLP).  However the weight to 
be attached to it and the policies contained in the Plan will have to be considered in 
the context of the NPPF and whether those policies are consistent with its objectives.  

5.2 The adopted Local Plan, in Policy E3, deals with employment development provision 
outside existing, permitted or allocated employment sites. The applicant’s consider 
that the proposals put forward can be considered to be broadly acceptable within the 
objectives of the policy and each of the criteria identified.  

5.3 The Employment Supplementary Planning Document published by the Council seeks 
to provide some clarity with regard to the interpretation of some of the employment 
policies in the Local Plan.  Again the proposals are considered appropriate in the 
context of the SPD.  

5.4 The Council is looking to create a proper balance between delivering job
opportunities and ensuring that the nature and quality of the local environment is 
maintained.  We consider that flexibility is required in identifying locations for 
employment purposes particularly if there is under delivery of employment 
development across the District as a whole. The fact that this scheme now put 
forward is deliverable and that it is acceptable in all other respects indicates that there 
are very good reasons for the Council to grant planning permission for the 
development.  

5.5 It is also appropriate, where relevant, to introduce other material considerations into 
the decision making process where appropriate.  The site is identified for employment 
development in the emerging Local Plan (draft Policy SWE2) having originally been 
considered appropriate in the Draft Core Strategy published in Spring 2012 as part of 
proposed policy SWE1. Draft Policy EC3 supports the expansion of existing 
employment sites subject to certain criteria being satisfied.   

5.6 It is considered that some weight should be given to the emerging draft Local Plan.  
Although it has yet to be published the Council, through a series of meetings 
(Executive, Overview and Scrutiny and Full Council), has approved the document for 
publication.  This document has been prepared having regard to the requirements of 
the NPPF and will, clearly, introduce a strategic framework and planning policies that 
will allow for sustainable patterns of development to be achieved.  It has also been 
prepared having regard to the contents of the NPPF which makes it clear that there is 
a presumption in favour of sustainable development which should be seen as a 
golden thread running through decision making (para. 14).  

5.7 The formulation of policy SWE2 and the proposals themselves are entirely consistent 
with the objectives of the NPPF in particular the Core Objectives identified in para. 
17, bullet point 3.  Para. 28 also makes it clear that 

5.8 The fact that the scheme is deliverable in the short term is an important consideration 
in the determination of the application.  Para. 15 of the NPPF makes it clear that in 
plan – making, policies should be framed in such a way that development which is 
sustainable can be approved without delay.  Given that there are no technical 
constraints to the site being brought forward and having regard to its locational 
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characteristics then the scheme can make a vital contribution to boosting employment 
land supply.  It is therefore considered acceptable.

5.9 The contents of this Planning Statement shall not prejudice any future 
representations made by Exeter Estates and/or Heynes Planning Ltd in respect of the 
content and publication of the emerging Local Plan.
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1. INTRODUCTION AND BACKGROUND

2. THE NATURE OF THE ENGAGEMENT

1.1 Heynes Planning Ltd are instructed by Exeter Estates Ltd to submit an outline

planning application for land situated immediately to the south of the existing 

Peamore Centre, Alphington, Exeter.  The land is also situated adjacent to the A38 

and A379.   

1.2 The proposals, in general terms, comprise an employment development of up to 

17,885 square metres (gross floor area) in an equal mix of B1 (c), B2 and B8 uses.   

Associated infrastructure to support the development including new vehicular access 

arrangements to the ‘main’ site and improvements to the existing vehicular access to 

the Peamore Centre together with a new access road plus drainage, landscaping and 

utilities are also proposed.

1.3 As the scheme has evolved, Exeter Estates Ltd have been keen to engage with a 

range of key stakeholders and the community alike.  By undertaking an established 

process of notification and engagement it has been possible to understand the views 

of key stakeholders and the local community towards the scheme in terms of the 

principle of development and how its design and layout can be amended and 

influenced by those views.  

1.4 It should be noted that full regard has been given to the Council’s Statement of 

Community Involvement (SCI) adopted in February 2011 in preparing this document.

2.1 Exeter Estates Ltd and their representatives/project team have undertaken a wide 

range of consultation with a range of interested parties/key stakeholders/consultees 

including:

Planning officers at Teignbridge District Council;

Officers at Devon County Council;

Other statutory and non-statutory consultees;

Local Ward Members;

Exminster Parish Council;

Kenn and Kennford Parish Council;

Shillingford Parish Council; and,

The general public with a focus on the three Parishes identified above.

•

•

•

•

•

•

•

•
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2.2 The most notable events in terms of engagement have been as follows:

Various dates 

since 2007

Meetings with planning officers of Teignbridge District Council and Devon 

County Council with the meetings being more regular in 2012.

June 2012 A meeting with Ward Members to inform them of the details of the 

proposals.  NB No discussion was held about the merits or otherwise of 

the proposals.

Various dates 

throughout 2012 

Notification to the Parish Council’s of the proposals with offers made to 

attend Parish Council meetings.

August 2012 A one day consultation event held at Exminster Victory Hall in respect of 

proposals for employment development at the site.

September 2012 Attending a meeting, by invitation, of the Exminster Parish Council.

3.1 In preparation for the consultation event in August 2012 an advertisement was placed 

in the local press.  Consideration was given to a leaflet drop but the isolated location 

of the site and its distance to local communities provided some uncertainty as to who 

such a drop would be targeted towards.  Instead, it was decided to publish details of 

the event on the Exminster.net website and notify Council officers, local ward 

members and Parish Councils by telephone and email to confirm the date, times and 

venue for the event.  Posters were also displayed.

3.2 The event was held on 31
st
 August at Exminster Victory Hall.  It took place between 

the between the hours of midday and 7pm.  Material in the form of boards were put 

on display.  The boards gave an overview of Exeter Estates as a company and then 

proceeded to identify the site, key issues, key constraints and opportunities and an 

indicative layout of the scheme with a streetscene.  A questionnaire was also made 

available for those interested in expressing their views.  In addition to representatives 

from Exeter Estates, there were members of the project team in attendance including 

those from Heynes Planning (Planning Consultant), Gould Singleton (Architects) and 

WSP (Infrastructure). 

Date Event/Meeting

3. PUBLIC CONSULTATION EVENT – August 2012
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4. Outcomes

5. CONCLUSION

4.1 In terms of attendance, 18 people visited the exhibition.   Of these 4 people 

completed the questionnaire.  A number of people took the forms away but did not 

return them.  The feedback received, both orally at the event and in completing the 

questionnaire, is that:

Mixed views were received about the principle of development.  Those who found 

favour with the scheme thought that the site provided a good location for 

employment development and that it would provide ‘local’ job opportunities 

instead of there being, in the main, a reliance on having to travel to Exeter to 

work.  Those who were concerned about the scheme in almost every instance 

were concerned about the wider impact of the scheme as opposed to issues 

surrounding the actual choice of site for the development;

Technical issues raised related in the main to traffic generation and impact of 

extra traffic on the local road network and the landscape and visual impact of the 

proposals.  One comment was received that the proposals would help the 

management of traffic on the A379;

The site represented poor quality land unsuitable for agriculture; and,

The development of the site wouldn’t affect local residents as there are very few 

residential properties near the site; 

5.1 It is clear that the applicant has undertaken a significant amount of discussion and 

consultation with key stakeholders and the local community in preparing the 

proposals for development.  This has included planning officers, local ward members, 

the local residents association, and the local communities in and around Exminster 

Kennford and Shillingford St George.

5.2 The way consultation has taken place has been determined by the roll of the 

individual when the consultation is/has been undertaken.  Clearly the public 

consultation event held in August 2012 presented all those interested in the proposals 

with the greatest opportunity to provide feedback about the appropriateness of the 

development of the site and the key issues surrounding its development for 

residential purposes. 

5.3 Subject to how the scheme progresses through the development management 

process further community consultation will take place as appropriate.

•

•

•

•
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