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Limitations 

 

URS Infrastructure & Environment UK Limited (―URS‖) has prepared this Report for the sole use of Clarence 
Developments Limited (―Client‖) in accordance with the Agreement under which our services were performed. No other 
warranty, expressed or implied, is made as to the professional advice included in this Report or any other services 
provided by URS. This Report is confidential and may not be disclosed by the Client nor relied upon by any other party 
without the prior and express written agreement of URS.  

The conclusions and recommendations contained in this Report are based upon information provided by others and 
upon the assumption that all relevant information has been provided by those parties from whom it has been requested 
and that such information is accurate.  Information obtained by URS has not been independently verified by URS, unless 
otherwise stated in the Report.  

The methodology adopted and the sources of information used by URS in providing its services are outlined in this 
Report. The work described in this Report was undertaken in 2012 and is based on the conditions encountered and the 
information available during the said period of time. The scope of this Report and the services are accordingly factually 
limited by these circumstances.  

Where assessments of works or costs identified in this Report are made, such assessments are based upon the 
information available at the time and where appropriate are subject to further investigations or information which may 
become available.   

URS disclaim any undertaking or obligation to advise any person of any change in any matter affecting the Report, which 
may come or be brought to URS‘ attention after the date of the Report. 

Certain statements made in the Report that are not historical facts may constitute estimates, projections or other forward-
looking statements and even though they are based on reasonable assumptions as of the date of the Report, such 
forward-looking statements by their nature involve risks and uncertainties that could cause actual results to differ 
materially from the results predicted. URS specifically does not guarantee or warrant any estimate or projections 
contained in this Report. 

  Copyright 

© This Report is the copyright of URS Infrastructure & Environment UK Limited.  Any unauthorised reproduction or usage 
by any person other than the addressee is strictly prohibited. 
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1 INTRODUCTION 
 

1.1 Purpose of Report 

URS has been commissioned by Clarence Development Ltd to prepare this report in response 
to Teignbridge District Council‘s Local Plan 2013-2033, Proposed Submission November 
2012.  

This report provides a number of comments and representations on the C Local Plan 2013-
2033 Proposed Submission in relation to the proposed development to the west of Newton 
Abbot, which has been identified in the Local Plan as Policy NA1.    

The site at Houghton Barton is located on the western edge of Newton Abbot (FIGURE 1.1), 
and can be accessed from the A382 and A383.   

This report should be read in conjunction with representations prepared by Savills on behalf of 
the client, and includes an indicative masterplan (FIGURE 1.2) which has been produced 
incorporating many of the issues raised within the Local Plan.   

1.2 Consultation and Evidence Base 

URS on behalf of Clarence Developments have engaged with a number of parties with 
regards to preparing this report, which includes Teignbridge District Council, Devon County 
Council, the Highways Agency and others to understand the current and future issues 
regarding the site.  

This report will form part of the developing evidence base to demonstrate that the site as 
identified in Policy NA1 is able to be delivered.  

1.3 Structure of the report 

Following this introduction, this report is set out as follows: 

Section 2 - Background and policy review 

Section 3 – Sustainability and masterplanning 

Section 4 - The A382 / A383 Link Road: Assessment of form and deliverability 

Section 5 – Assessment of transport implications 



 Clarence Developments Ltd — West of Newton Abbot 

 

 
TRANSPORT AND SUSTAINABILITY 

December  2012  

 6 
 

2 BACKGROUND AND POLICY REVIEW 

This section sets out the relevant transport policy and policies affecting the Houghton Barton 
site to the west of Newton Abbot.  It sets out the policy framework within which the site should 
be developed and outlines the main policy directions that should be followed in the preparation 
of a Transport Assessment to support a planning application for the site. 

2.1 Background & Context 

The site is currently rural in nature, with a number of small farms / small holdings, and a golf 
course. It is also the site of the Seale Hayne Campus which was owned and run by the 
University of Plymouth. Following the sale of the campus by the University, some of the 
buildings are being used by for health and child care services.   

As shown on FIGURE 2-1 the site is bounded by open countryside to the North and West, the 
A382 to the East, open countryside, Newton Abbot and the A383 to the South.   

2.2 Transport Policy  

2.2.1 Devon’s Third Local Transport Plan 

Devon‘s Third Local Transport Plan (DLTP3) was published in 2011 in partnership with Torbay 
Council. The third LTP is a 15 year plan, covering the period 2011 – 2026, which aims to 
deliver a transport system that will meet economic, environmental and social challenges. It 
also seeks to deliver the aspirations of Devon &Torbay Councils, stakeholders, businesses 
and the public.    

The LTP3 comprises of a strategy document, an Implementation Plan and Evidence and 
Consultation Reports.  Newton Abbot is classed as a market town within the strategy 
document, with the following five transport priorities:  

 Assist in supporting existing and future development of the town 

 Work with the community to demonstrate a low carbon approach to travel 

 Improve accessibility by developing a core bus and rail service supported by 
community transport 

 Make Devon ‗the place to be naturally active‘ through investment in the leisure 
network 

 Develop an approach to parking policy which supports the vitality of the town 
centre. 

Response: It is suggested that the development as proposed is able to meet the wider 
objectives as set out in the LTP3, and amplified through NA1. 

2.2.2 Highways Agency Route Management Study 

The A38 Route Management Strategy (2004) (RMS) is one of a number of RMS‘ produced for 
the Strategic Road Network. These strategies assist the Highways Agency in planning and 
optimising investment in the Motorway and trunk road network, over a 10-year period.  

The strategies concentrate on making better use of the existing infrastructure by means of 
traffic management, network control and better integration with other transport modes, rather 
than promoting major capital investment. The Strategies provide a vision to develop safer and 
more reliable routes and, by considering land use planning issues, allow road planning and 
future investment to better relate to regional transport and planning decisions.  
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The RMS for the A38 from Bodmin to Exeter identified over one hundred separate issues 
during the analysis. These issues were subsequently grouped and, as a result, 39 Route 
Outcomes were developed to address identified problems and performance issues. 

A further assessment of these Route Outcomes has allowed the identification of 12 Key Route 
Outcomes, which have been re-evaluated against the Policy Objectives, Route Functions, 
development control issues and Route Problems. The outcomes have then been identified as 
either a Route Wide Outcome (RWO) or a Location Specific Outcome (LSO). 

Specific issues that arose during the consultation process for the A38 close to Newton Abbot 
are considered within paragraph 7.4.7 Section 6 – Drumbridges interchange to South 
Chudleigh junction. Issues raised include:  

 The accident rate on this section of the A38 is lower than the national average 
for dual carriageways. 

 Perceived accident problems due to numerous low standard junctions. Old 
Newton Road (1 PIA in 5 years), Newton Road and Teigngrace (3 PIAs in 5 
years). 

 The traffic flow on this section of the A38 is close to capacity in the peak hour in 
the peak direction. 

 Capacity issues at Drumbridges roundabout as the Heathfield / Trago Mills area 
is a destination in its own right. 

 During peak hours large slow moving vehicles (HGVs and Agricultural vehicles) 
can cause delays. This problem is intensified in this area due to the adjacent 
quarry works. 

 Local Plans identify future development at Heathfield, Bovey Tracey and 
Newton Abbot. 

 Non-motorised crossing issues at Heathfield, need for grade-separated facilities 
(Study being undertaken in 2003). 

 Non-motorised crossing issues at Drumbridges junction where a local route 
crosses the A38 at the interchange. A safe crossing is needed at the top of the 
slip roads and at the A382 junction. 

The main LSO‘s for the network close to Newton Abbot are concerned with the Drumbridges 
junction.  In particular LSO 19 which states that the HA should ‗Work in partnership with major 
Stakeholders to identify the impact of development on Drumbridges Roundabout‘. 

Response:  

The Department for Transport has allocated £4.1 million to deliver improvements to the A38 
Drumbridges roundabout to reduce congestion by increasing capacity, installing traffic signals 
and constructing a pedestrian and cycle bridge. It is anticipated that this improvement will be 
delivered in 2014-2015. The plans shown below were part of the consultation exhibition 
showing the proposed improvements. 

This demonstrates that any potential impacts of development in Newton Abbot on this junction 
are being resolved through the delivery of these improvements. 
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Through the ongoing development of the Houghton Barton site these issues will be discussed 
with the HA and DCC to identify opportunities through which the matters can be considered to 
ensure effective delivery of the site taking into account the aspirations of the RMS.  

2.3 Planning Policy  

2.3.1 Local Plan 

Teignbridge District Council is currently consulting on its Local Plan 2013-2033 (Proposed 
Submission November 2012). 

The Local Plan contains a number of policies relating to strategic issues such as Transport 
and infrastructure and place strategies which outline development guidelines for areas within 
Teignbridge including Newton Abbot and specifically the site to the west of Newton Abbot.  

Policies and paragraphs which will help to shape the development to the west of Newton 
Abbot in terms of transport include:  

S1 Sustainable Development - this policy outlines a range of criteria that 
proposed development should meet to ensure sustainability, taking account of 
the social, economic and environmental benefits of the proposal, its scale and 
magnitude of impact and any associated mitigation.  In terms of transport the 
policy recommends looking at accessibility by walking, cycling and public 
transport; road safety and congestion; and access to necessary services, 
facilities and infrastructure taking account of plans to provide infrastructure 

S2 Quality Development 

This policy sets out that new development will be of high quality design, which 
will support the creation of attractive, vibrant places. Designs will be specific to 
the place, based on a clear process which analyses and responds to the 
characteristics of the site, its wider context and the surrounding area, creating a 
place with a distinctive character and allow for permeability and ease of 
movement within the site and with adjacent areas, placing the needs of 
pedestrians, cyclists and public transport above those of the motorist, depending 
on the nature and function of the uses proposed. 

S5 Infrastructure 

This policy sets out the context of providing of new and improved infrastructure, 
through the following: 

 take account of infrastructure capacity and need in decisions on the 
location of development; 

 involve relevant infrastructure providers and local communities in 
ongoing infrastructure planning, prioritisation, funding and co-ordinated 
delivery; 

 assess the potential for demand management, more efficient use of 
existing infrastructure and joint infrastructure provision; 

 use the Community Infrastructure Levy and other mechanisms to bring 
infrastructure forward; and 

 ensure that new development is provided with appropriate 
infrastructure, with timing of provision in relation to development 
balancing community need against development viability 
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Para 2.24 (Transport) 

The various elements of infrastructure which have arisen from the work so far, 
more details of which are included in the various town chapters and the 
infrastructure delivery plan, include for transport: 

 Improvements to public transport provision 

 Cycle and pedestrian provision 

 New roads and road improvements 

 

S9 Sustainable transport – this policy is concerned with offering safe and 
sustainable travel choices to businesses, communities and individuals safe and 
sustainable transport choices, helping to deliver a low carbon, successful 
economy and stronger, healthier communities through an integrated approach to 
transport and development which accounts for likely demographic changes. It 
states that the impact of new development on transport issues will be assessed 
and development will be located and designed to take into account sustainable 
travel options.    

S10 Transport Networks – this policy is concerned with the protection of the 
existing transport network and facilities.  

S14 Newton Abbot – this policy outlines the vision for development in Newton 
Abbot. 

HT1 Heart of Teignbridge – Movement – this policy outlines the approach to 
improve connectivity and accessibility, supporting: 

 comprehensive walking and cycle routes 

 new road infrastructure to support new growth areas and improve 
accessibility 

 widening the A382 Bovey Tracey road between Newton Abbot and 
Drumbridges roundabout at the A38 and separate cycle lanes 

 new crossings of major transport networks including a pedestrian and 
cycle crossing of the A38 near Drumbridges roundabout 

 support for rail improvements 

 more frequent, attractive and easily accessible bus routes connecting to 
the new developments with existing town and village centres, rail station 
and employment areas 

 investigate the potential for park and ride or park and change facilities 
on the main routes into the Heart of Teignbridge, including a coach 
parking area; 

Para 6.5 - The highway network capacity has been modelled by Devon County 
Council. The widening of the A382 between Newton Abbot and Drumbridges is 
considered necessary to improve the capacity of the existing lanes to ensure 
that the road can accommodate the future growth and to provide opportunities 
for new cycle links. 

Para 6.8 - To encourage healthy, active lifestyles a comprehensive cycle 
network around the Heart of Teignbridge is proposed. Teignbridge District 
Council and Devon County Council have worked closely on the development of 
an Aspirational Cycle Map, in consultation with the Teignbridge Cycle Forum. It 
presents a hierarchy of aspirational routes for the Heart of Teignbridge area. 
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NA1 Houghton Barton – this policy outlines the approach to development at 
Houghton Barton.  It states that an ‗area of approximately 150 hectares has 
been identified at Houghton Barton to deliver a sustainable, high quality mixed-
use development‘.  It also outlines a number of transport priorities including:  

 A vehicular route connecting the A382 with the A383  

 create a network of green infrastructure that contributes to the overall 
strategic network; 

 protection and positive enhancement of biodiversity habitats for greater 
horseshoe bats sustenance zones and flyways 

 

Para 7.2 - Subject to the proposed location, there could be potential to consider 
co-location with a park and ride/park and change facility to make the most 
effective use of the land. 

2.4 Summary  

The policies outlined support development of the site to the west of Newton Abbot . The 
ongoing development of the masterplan and accompanying tasks will ensure that sustainable 
travel initiatives will be promoted in order to minimise its potential impact on the operation of 
the local and national highway networks.  

The Policy NA1 identifies that the development will be required to provide a specific 
infrastructure including a link road, sustainable transport infrastructure and bus services in 
order to facilitate movement.  It is also indicates that the potential for a Park and Ride site 
should also be investigated.  

 

2.5 Representations 

Policy NA1 - Houghton Barton 

There is the need for flexibility in the approach to the detailed design and alignment of the link 
road.  The link road should be promoted in a flexible form; particularly at the eastern end 
(Forches Cross) where there are a number of route alignment options which may be suitable 
and which will be considered through a more detailed design process.  

It is felt strongly that the logical principal route at the southern end is through the Hele Park 
development. The reasons of this include the following: 

 economics - the roundabout on the Ashburton Road (A383) forms part of the Hele 
Park scheme as does the road to its western boundary which will form a significant 
proportion of the overall road length and is shorter using this route  

 traffic flows - Hele Park forms a material part of the overall allocation (currently 
approximately a third). It will therefore be the origin (together with the other new 
developments and existing houses on the westerly exit from Newton Abbot) of a 
substantial percentage of the through journeys from the A383 to the A382. 

 other "estate roads" - development to the west of this link from Hele Park to the 
"Hub" could be more appropriately served by roads and streets of a lower hierarchical 
level 
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 efficient land use - this route would use more land under pylons and consequently 
liberate better quality building land to the west 

A transport strategy for the site will be developed based upon a reasonable and justifiable 
package of measures designed to mitigate the impact of the development.  

The promotion of a movement hierarchy placing the needs of pedestrian, cyclists and public 
transport users above those of the private car will be progressed through the promotion of 
sustainable travel choices and the detailed masterplanning of the Houghton Barton site. 

Design and investigation work will be undertaken ensure that the proposals put forward as part 
of the planning application are deliverable in terms of cost, land ownership space and 
ecological impact. 

Clarence Developments would wish to fully review the evidence base which is being compiled 
by DCC and TDC to determine the potential changes to the traffic flows in the wider environs 
of Newton Abbot and the measures which have been identified and modelled, to mitigate the 
potential effects of the development as proposed in the Local Plan.  

This will include reviewing the identified need for the link road; the projected level of demand 
for the road and the subsequent designs standards which may be required to accommodate 
the road. The exact alignment of the proposed link road will be developed to reflect the need, 
demand and purpose of the road in conjunction with engineering constraints in the vicinity. 
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3 SUSTAINABILITY AND MASTERPLANNING 

3.1 Introduction 

To facilitate the delivery of Houghton Barton we are developing a structured and coherent 
strategy for providing high quality sustainable travel links in order to enhance the utilisation of 
sustainable modes and reduce private car use. Sustainable travel is primarily walking, cycling 
and public transport and will be a core aspect of the ongoing design and development of the 
site.     

The wider Houghton Barton area has the opportunity to be largely self-sufficient with regards 
to providing employment, leisure and other local amenities, with the appropriate planning and 
quantum of development. This therefore places additional importance on providing residents 
and users of the development with a high quality internal sustainable network as this can be 
considered to be the primary trigger for modal-shift away from the private motor car to 
sustainable modes for short internal journeys. 

It is envisaged that Newton Abbot will be the primary attractor for residents and users of the 
site given the availability of travel links in the form of a rail station and bus station, and 
presence of key amenities, shopping and leisure facilities. The connections between the site 
and Newton Abbot will be strengthened to ensure that residents and businesses that live and 
locate there can benefit from an environment where there is a high degree of sustainable 
movement options.  

3.2 Existing Situation 

3.2.1 Bus services 

Bus services within Newton Abbot and the surrounding area are currently operated primarily 
by Stagecoach South Devon and Country Bus, with additional services provided through 
means of a Devon County Council / Dartline partnership. The main bus terminus for the area 
is located on Sherborne Road in the commercial centre of Newton Abbot, where access is 
restricted to buses and taxis only. 

In addition to the bus routes operating within the Newton Abbot area, a number of routes 
operate along the corridors of the A383 Ashburton Road and A382 Bovey Tracey Road / 
Exeter Road, which pass the outskirts of the proposed development area, as shown in FIGURE 

3.1. 

The existing bus route no.70 which serves the residential area of Highweek, is situated on the 
eastern boundary of the proposed Houghton Barton development area, adjacent to the A383 
Ashburton Road. The current service operates with frequency of 30 minutes, with a journey 
time between Highweek and Newton Abbot being approximately 15 minutes. 

A number of bus services operate along the A382 which traverses to the north of the 
development area. The bus services, routes and average frequency are summarised in TABLE 

3-1.  
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Table 3-1: Bus services  

 

Route No. Destinations Frequency 

12 Newton Abbot – Torquay – Paignton – Brixham  10 minutes 

39 Exeter – Bovey Tracey – Newton Abbot  Hourly 

70 Newton Abbot - Highweek 30 minute 

76 Trago Mills – Newton Abbot – The Willows 2 journeys per day 

88 Paignton – Totnes – Newton Abbot Hourly 

178 Oakhampton – Moretonhampstead – Newton Abbot 2 journeys per day 

193 Haytor – Newton Abbot 2 journeys per week 
(Wednesday & Friday) 

671 Oakhampton – Newton Abbot 1 journey per week 
(Wednesday) 

672 Buckland in the Moor – Newton Abbot 1 journey per week 
(Wednesday) 

Two bus services operate along the A383, namely the no.88 and no.672. The no.88 provides 
an hourly service between Paignton, Totnes and Newton Abbot. The no.672 is an infrequent 
or ‗shopping service‘ and operates a single journey on Wednesdays between Buckland in the 
Moor and Newton Abbot. 

3.2.2 Cycle / Pedestrian Links 

The west of Newton Abbot is currently largely undeveloped land and therefore has limited 
formal sustainable links such as pedestrian or cycle networks. 

The main cycle / pedestrian routes when considering the development area are Howton Road 
and an unnamed road leading from Teigngrace towards Exeter Road. Howton Road is 
currently designated as an ‗advisory cycle route on quieter road‘, which approximately runs 
from the middle of the development area to the Highweek residential area located on the 
western outskirts of Newton Abbot. The unnamed road is currently designated as an ‗on-road 
signed cycle route‘, which connects to Essex Road which in turn links with the ‗traffic-free 
cycle route‘ which traverses adjacent to the Heathfield Freight Line. The existing cycle network 
is shown as FIGURE 3.2. 

As part of the evidence base for LTP3, in 2008 travel to work surveys were undertaken. For 
Newton Abbot the results indicate that 40% of respondents work within 5 km of their 
respective home. The mode of travel used for journeys of this distance by residents and 
workers of the Newton Abbot area is unknown, however with the presence of an established 
cycle network it is assumed that a proportion would use cycling as a means of travel given the 
relatively short distances and similar travel behaviours could be anticipated for residents of 
any forthcoming development provided that appropriate linkages are to the existing network 
are made. 

3.2.3 Rail 

For journeys to and from Houghton Barton, residents and employees will be able to utilise 
good connections for travel to destinations further afield, the services operating from Newton 
Abbot rail station. It is situated within the centre of Newton Abbott and provides access to the 
national rail network, and is approximately 4km as the crow flies from the centre of Houghton 
Barton development area and therefore within cycling distance for an able bodied adult, 
utilising existing and proposed direct cycle routes. 

Key local destinations which can be accessed through means of direct rail travel from the 
Newton Abbot rail station include Exeter, Plymouth, Torquay and Paignton with corresponding 
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journeys times of approximately 20minutes, 40minutes, 10minutes and 17minutes, 
respectively.     

In terms of facilities at Newton Abbot rail station, there is currently a provision of cycle parking 
for those wishing to cycle to/from the station thereby multimodal trips are possible, combining 
rail travel with cycling. 

There are six bus services which serve Newton Abbot rail station, with an approximate 
frequency of 13 buses per hour stopping at the station during peak periods on weekdays. It is 
noted that PLUSBUS, the ticketing scheme for discounted rail and bus travel when used in 
combination, operates at this rail station and on the local buses serving the rail station. 

A taxi rank is also adjacent to the rail station. 

3.3 Future Sustainable Links 

3.3.1 Bus 

Policy HT1 (Heart of Teignbridge – Movement), highlights the following to improve public 
transport: 

i. more frequent, attractive and easily accessible bus routes connecting to the new 
developments with existing town and village centres, rail station and employment 
areas; 

ii. maintaining and supporting enhancement of existing public transport links to 
Exeter, Plymouth and Torbay, to the towns and villages within the district and to the 
towns and villages in neighbouring districts; 

The routing of any new bus service, or extension of an existing service, once in the 
development area is important in achieving higher levels of bus patronage. The site at 
Houghton Barton will enable that future bus services are routed and bus stops located in 
positions where they can provide maximum coverage when considering a preferred walking 
accessibility distance of 400m, to support the walkable neighbourhoods approach as set out in 
Manual for Streets.  

It is noted that contributions are already being collected (Hele Park and Persimmon/ Redrow) 
extending the current bus services connecting Ashburton Road with the town centre. This will 
facilitate increased frequency and should be considered by all parties in the planning of any 
enhanced or new service patterns arising from Policy NA1.   

A detailed examination of the options available will be undertaken to either create new 
services or utilise existing services. As identified, the no.70 bus route currently serves the 
residential area of Highweek, which is situated on the western boundary of the Houghton 
Barton development area, which has the potential to be extended into the development site. 
This particular bus service could be well suited to being extended to serve new development 
located to the west of Newton Abbot as it would have limited impact upon the journey times of 
existing users.  

As part of the ongoing development of the access strategy for the site, a detailed analysis of 
the options to provide, either extensions of existing routes, or new routes to access the 
development will be undertaken. We will work with TDC, DCC and public transport operators 
to come forward with a network and timetable which can meet the aspirations of the residents 
and employees in order to provide the quality and frequency of service to attract people to use 
the services.  
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A further point to consider is that the journey time of bus routes must appear to be a 
worthwhile alternative to private car use and therefore this will also be factored into route 
planning. It is envisaged that buses travelling within the development area will be provided 
with priority at the internal junctions where necessary to aid bus journey times. The access 
strategy will consider how buses can achieve priority over private cars and appear as an 
attractive mode of transport in terms of reliability and journey time. 

 

3.3.2 Cycle / Pedestrian Links 

A primary ‗spine‘ vehicular route within the development is proposed to connect the A383 
Ashburton Road and A382 Exeter Road, whilst also linking the main areas of the 
development. As this provides the most direct route between the three hubs it is therefore 
anticipated that a cycle route will accompany this route, depending on the availability and 
topography of the land adjacent to the vehicular route. 

The development has the potential to utilise ‗walkable neighbourhoods‘ as promoted through 
Manual for Streets 1 and 2, and therefore pedestrian routes will be provided adjacent to the 
majority of internal vehicular routes in addition to pedestrian only links in order to provide 
maximum permeability for pedestrians.  

The cycle network within Newton Abbot is well established and provides a good level of 
permeability for cyclists. The main objective therefore will be to integrate the proposed 
development into the existing network by targeting cycle routes which connect or access into 
the existing network in the most direct manner, whilst providing attractive routes for cyclists in 
terms of gradient, safety and likely journey time. 

As identified there are two key access routes, Howton Road and the unnamed road. Improving 
or upgrading the cycle connection on Howton Road to either a traffic-free or designated on-
road cycle route would provide a direct link from the development area to Newton Abbot, 
where the already established network of existing cycle routes and advisory routes can be 
accessed. It is likely that this could form the primary cycle link for the southern portion of the 
development area. 

The unnamed road is located outside the boundary of the development area study area, 
however as this connects directly with the traffic-free route leading into Newton Abbot is it 
likely that cycle travel in this direction would be desirable. There is therefore potential to 
provide a cycle link either along, or adjacent to Greycoat Lane, with the form to be decided 
upon analysis of the existing vehicular link. The two identified potential routes are shown as 
FIGURE 3.3 

 

3.4 Phasing and Implementation 

The relationship between construction and occupation of development and the availability and 
implementation of sustainable travel links and sustainable travel measures is important as 
travel behaviours are most heavily influenced during the early stages i.e. when residents first 
move to an area, where habitual travel behaviours have not yet been established. 

It is therefore important that an effective phasing strategy is adopted in order to ensure that 
sustainable travel links are brought online to serve development areas as they become 
occupied, whilst ensuring that the sustainable links, in particular public transport, are fiscally 
sound throughout. A phasing strategy for the Houghton Barton development area will be 
developed with consideration given to this.  
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3.5 Sustainable Measures 

The formation of a Framework Travel Plan (FTP) for the entire development area is essential 
in order to maximise the sustainable credentials of the development in terms of transport. A 
FTP provides an overarching strategy for promoting and increasing the uptake of sustainable 
travel and considers measures which can be used to directly influence the travel decisions 
made by residents and users of a development. 

Each development parcel is likely to have unique aspects which influence the operation of the 
sites and travel behaviours of the respective users. It is therefore suggested that Individual 
Travel Plans (ITP) should be undertaken for each development site in order to be able to 
achieve the objectives and aims set within the overarching FTP.  

To ensure that the aims, objectives and targets for the site are realised, it will be important to 
put in place an effective management structure. Prior to the occupation of the development, it 
is therefore intended that the developer will appoint a Travel Co-ordinator (TPC) whose role 
will be to encourage and foster a sustainable approach to development, wherever feasible.  

The name of this individual will be provided to the local authority prior to first occupation of the 
site. The TPC will be ultimately responsible for overseeing and implementing the various 
measures outlined in the Travel Plan in order to maintain an efficient transportation policy for 
the benefit of residents. The TPC will be responsible for a range of activities, which will be 
underpinned by the requirement to develop a co-ordinated and consistent approach to Travel 
Planning and the monitoring of this process. 

The responsibility of the TPC will include the following: 

 Overseeing the implementation of Travel Plan measures; 

 Co-ordinating the monitoring process and analysing the results of the surveys as 
part of the annual travel review to ensure the information base for the TP 
evolves, as required; 

 Preparing and keeping up to date travel information on site, including cycle and 
walking maps, and public transport information; 

 Disseminating Welcome Information Packs to Residents; 

 Administering the Travel Plan incentive scheme(s) (ie. travel vouchers); 

 Serving as a ‗point of contact‘ for residents; 

 Promoting the Travel Plan; 

 Liaising with the relevant stakeholders and transport operators; and, 

 Updating and taking ownership of the Action Plan, this will serve as a live 
document and record the issues and initiatives taken to meet the identified 
targets. 

The above will therefore require the TPC to obtain and maintain commitment and support from 
residents; implement an effective marketing campaign of the plan and specific measures; give 
advice and information on transport related subjects to staff and visitors and liaise with parties 
within and outside the organisation. It will also, most importantly, require the TPC to co-
ordinate the necessary data collection exercises and monitoring programme for the Travel 
Plan. 

Measures which will be considered which can directly influence and reduce private car use 
include the formation of a Car Club, implementation of a Car Share scheme and also car 
parking management. A Car Club discourages car ownership through providing members with 
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access to a car at affordable rates for journeys where a private vehicle is necessary. Car 
Share schemes are useful in that they can reduce the numbers of cars on the roads, 
especially in the peak periods, as the scheme matches residents which have similar travel 
patterns so they can share a car rather than each driving a separate vehicle.  

It is suggested that a parking strategy for the development area be considered as a tool which 
can be used to determine and provide the appropriate level of car parking through striking a 
balance between demand and provision.   

3.6 Masterplanning 

It is clear from the Policy NA1 that the site located to the west of Newton Abbot should be a 
comprehensive scheme comprising a mix of residential, employment and leisure development. 
A network of green infrastructure should accompany development to improve accessibility by 
non-car transport modes. 

Consideration to the above will be given during the ongoing development of the masterplan 
which will utilise Manual for Streets as a guide for the form and function of the internal 
networks, both vehicular and sustainable. Emphasis will be placed on providing a 
development with walkable neighbourhoods through ensuring that proposed walking routes 
appear as attractive, safe and of good quality, whilst being direct in terms of pedestrian desire 
lines. 

The internal cycle network will aim to maximise site permeability for cyclists by providing a mix 
of formal routes and identifying quieter roads, in terms of traffic, which could be utilised by 
cyclists. Any such internal network will aim to link with the existing surrounding cycle network, 
in particular to the east towards Newton Abbot. 

3.7 Summary 

The existing sustainable travel links and networks, namely public transport and cycling, have 
been reviewed with the view of integrating a new development into the existing available 
routes. 

Opportunities to deliver a step change in sustainability in terms of travel can be achieved for 
the site, which will include phasing the delivery of a network of sustainable links to meet the 
demand from new residents. The importance of a sustainable network within the development 
area is key in achieving maximum a strong uptake of sustainable travel and reducing the 
reliance on the private motor car. 

It is noted that contributions are already being collected (Hele Park and Persimmon/ Redrow) 
extending the current bus services connecting Ashburton Road with the town centre. This will 
facilitate increased frequency and should be considered by all parties in the planning of any 
enhanced or new service patterns arising from Policy NA1.   

There are a number of options of providing enhancements to the local bus networks, including 
a potential route extension has been identified which indicates the possibility of extending 
route no.70 via the Highweek area.  An in depth investigation into the viability and feasibility of 
this extension and other route options and discussions with appropriate parties will be 
undertaken prior to formalising and including any such extension as part of development 
proposals. 

Points have been identified to access the established cycle network in Newton Abbot. In terms 
of cycling within the development it is anticipated that a series of cycle routes will be provided 
including one adjacent to the vehicular spine road. 
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Measures to influence travel behaviour have been indicated, primarily measures to discourage 
private car ownership and usage. It is suggested that a site wide travel plan be formulated and 
adopted at an early stage prior to construction and occupation to ensure that sustainable 
measures can be agreed and implemented as early as possible in order to influence travel 
behaviours of residents and users from the point of occupation.   
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4 THE A382 / A383 LINK ROAD: ASSESSMENT OF FORM AND DELIVERABILITY 

4.1 Introduction  

This section outlines an initial review of the proposal for the link road to connect the A382 and 
A383 as asset out in policy NA1, in terms of its form and deliverability.  

At this stage of the development of the site, there are still a variety of factors which will 
influence the final alignment of the corridor, which will progressed over coming months. This 
will include obtaining detailed modelling outputs from DCC to inform the requirement for the 
road, the precise specification for the corridor and detailed assessment of utilities, water and 
drainage matters, which will influence the alignment of the proposed link road.    

4.2 Route selection and form 

In reviewing the potential for the proposed link road route, consideration was given to a 
number of documents, including the following:  

 the Core Strategy;  

 Teignbridge District Council‘s ‗Engineering and Cost Appraisal‘ report; and  

 Devon County Council‘s ‗A383-A382 Seale Hayne Link Road Layout‘ plan 
(drawing reference B11004/1).  

All three of these documents outline similar route selection with subtle distinctions, whilst the 
County Council have suggested that the eastern junction with the A382 should sit north of the 
existing Forches Cross junction. 

We have engaged with DCC, the HA and TDC in progressing the transportation evidence 
base for the Core Strategy, which will set out the projected demand which the route will need 
to accommodate. The specific connections into the existing networks at the A382 and A383 
junctions are currently will be informed by the modelling and design opportunities in those 
locations.  

There are other variations to the broad east-west corridor alignment which has been identified 
in the Local Plan, which may be suitable to deliver the appropriate level of access to the 
development site. These will be considered in the detailed assessment. 

The proposed submission version of the Local Plan also highlights a linkage into Hele Park 
site, which will need to be considered as to how it contributes towards the distribution of traffic 
in the vicinity of the site and the circulation of bus services through and within the 
development. 

We will work with TDC and DCC to demonstrate the benefits and suitability of the link road 
and that a link road is able to be delivered within the broad east-west corridor identified. 

4.3 Deliverability Issues 

Existing features:  

There are numerous features along the route that bear consideration in the delivery; existing 
lanes and properties for example. In developing the emerging alignment effort has been made 
to minimise deviation from existing levels (while operating within highway design constraints) 
and avoid existing properties i.e. ensuring that cut and fill batters sit beyond property 
boundaries. Thus, while it is acknowledged that there will be local impact, there will be every 
opportunity to achieve connectivity between old and new carriageways and retain existing 
property. It is considered that the proposed location of the new junctions on the A382 and 
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A383 provide the most appropriate solution for the link road in terms of geometry and 
deliverability. 

Earthworks distribution:  

The emerging design option observes the principle of minimising cut and fill. However, there is 
a need to provide some cut and fill through the existing landscape in order to deliver a 
highway solution that meets design criteria. At this stage there is every suggestion that this 
proposal can be modified to achieve a balance of cut and fill volumes along its length. 

Existing services:  

While exhaustive service records were not available at time of writing, it is apparent that two 
major services are present in the area; the overhead power lines to the southeast of the 
proposed route and a high pressure gas main in the Forches Cross area. The overhead lines 
are consistently beyond the parameters of the route considered and do not pose a constraint 
to the delivery of the link road.  

The route of the existing high pressure gas main has been examined from where it runs from 
the existing Forches cross junction running southwards. The main crosses under lanes at the 
Forches Cross end of the corridor in two places and then runs largely under fields, and 
therefore the detailed masterplanning of the site would be able to accommodate this within its 
design.  

On comparing the proposed route alignment and the existing records, as long as adequate 
cover and protection are provided for the existing high pressure main (these details will be 
confirmed with Wales and West as part of the design process) the presence of the line should 
not present a development constraint to the construction of the proposed link road. 

4.4 Engineering Appraisal 

The emerging route option has taken into account previous studies and brought them together 
to demonstrate a viable and deliverable proposal, in engineering terms. While it is not 
suggested that the above provides an exhaustive account of the issues relating to the delivery 
of the link road, it is evident that the issues discussed above can be managed through the 
delivery process.   

Once additional detail is forthcoming, in particular the modelling outputs from DCC setting out 
the traffic flows which will need to be accommodated on the network, this will then be fed into 
the emerging design option.  
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5 ASSESSMENT OF TRANSPORT IMPLICATIONS 

5.1 Introduction 

To facilitate the development of land to the west of Newton Abbot, URS have engaged with 
key stakeholders, including Teignbridge District Council (TDC), Devon County Council (DCC) 
and the Highways Agency (HA) to review the evidence base for assessing future development 
within Newton Abbot.  

Once it becomes publicly available then we will be able to undertake a full review of the 
methodology and outputs to determine how it can contribute towards the detailed design of the 
development site.  

5.2 Background and Context 

The primary evidence base that will be available for assessing the traffic and transportation 
impacts of various land use development options surrounding Newton Abbot; is provided in 
the form of a SATURN model. 

Parsons Brinkerhoff (PB) developed a SATURN model of Newton Abbot in order to test a 
series of land use options provided by DCC.  PB developed a 2008 Base Model and a 2028 
Forecast Year Model for use in their assessment.  The model uses an 08:00 – 09:00 AM time 
period. 

As part of this initial work PB tested two primary land use options using their SATURN model.  
Option 1 included 8000 dwellings and 35 hectares of employment land, located on 
development sites to the north, south, east and west of Newton Abbot, whilst Option 2 
included the same volume of development as Option 1 with an increased concentration of 
development to the West and North. 

The results of the PB modelling work are outlined in the Newton Abbot Strategic Modelling – 
Option Evaluation Report. 

The initial PB modelling work was continued by Jacobs and in December 2010, a revised 
Options Evaluation Report was produced detailing the revised model methodology, options 
tested and results.  The Jacobs modelling work was broadly consistent with the modelling 
work undertaken by PB, with one or two amendments to the methodology made. 

URS held a positive meeting with all relevant stakeholders on the 2nd February 2012 in order 
to discuss the Options Evaluations Testing and discuss a way forward. 

It is understood that the model had recently been re-run, following a more detailed data 
collection exercise in the summer of 2011 that included a greater concentration of count data 
to the West of Newton Abbot and that the results of this work were being finalised and would 
be made available. 

5.3 Updated Modelling Work  

A follow up meeting between URS, DCC, TDC and Savills was held on Tuesday 28
th
 February 

2012, in which the results of the latest modelling work and subsequent revised evidence base 
to be used in DCC‘s responses to TDC‘s Core Strategy were discussed. 

It is understood that DCC have recently updated the SATURN model which will enable them to  
test a package of new options and produce a revised Options Evaluation Report, setting out 
the main parameters which should be considered through the progression of the development 
and its analysis through a transport assessment,   
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DCC were at that time in the process of finalising the modelling results summary report, for the 
revised modelling work undertaken in 2011/2012 which tests the development options.  

DCC confirmed in the meeting that they had issued a draft response to TDC Core Strategy on 
28

th
 February 2012. DCC confirmed that their revised modelling work tested 2,500 residential 

dwellings to the west of Newton Abbot. 

There was consideration of the outputs from the runs from the SATURN model which included 
the A382 – A383 Link Road, the operation of the A382, the Drumbridges roundabout and other 
matters. 

5.4 Latest position & way forward 

It is understood that DCC have recently re-run the model to assess the allocations as set out 
in the Local Plan and that the results of these new model runs will be made available.    

URS have reviewed all the received documentation in order to ensure that the methodology 
used in building the evidence base is appropriate.   

Clarence Developments would wish to fully review the evidence base which is being compiled 
by DCC and TDC to determine the potential changes to the traffic flows in the wider environs 
of Newton Abbot and the measures which have been identified and modelled to mitigate the 
potential effects of the development proposed in the Local Plan.  

DCC have advised that although the model will not be able for direct review, the model can be 
used to test various options.  DCC also confirmed all modelling reporting and other 
documentation will be made available.  

URS will continue to work with the relevant stakeholders in order to ensure the evidence base 
attained from the SATURN modelling is a fair and robust dataset in order to make informed 
decisions of the land use options to be put forward Introduction. 

This will include reviewing the identified need for the link road; the projected level of demand 
for the road and the subsequent designs standards which may be required to accommodate 
the road. The exact alignment of the proposed link road will be developed to reflect the need, 
demand and purpose of the road in conjunction with engineering constraints in the vicinity. 

 

5.5 Representations 

Policy NA1 - Houghton Barton  

The actual need for the link road should be clearly set out as a pre-requisite to mitigate the 
development of Houghton Barton.  

The modelling is still being re-run and it is recommended that the policy should be reworded to 
include the wording ‗if proven necessary‘, once the modelling has been competed to 
demonstrate this need.  

There should be greater clarity in from the Council as it remains unclear as to who is delivering 
and paying for the proposed link road. 
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Proposed change to Policy NA1 - Houghton Barton 

A site of approximately 150 hectares is allocated at Houghton Barton to deliver a sustainable, 
high quality mixed-use development which shall: 

f) create a vehicular route connecting the A382 with the A383, if proven necessary; 
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1. Introduction 

 Background  
 

1.1 This landscape and visual appraisal has been prepared to inform our client, 
Clarence Developments Limited of the potential landscape and visual effects 
of developing land at Houghton Barton, to the northwest of Newton Abbot in 
Devon.  It supports representations to Teignbridge District Council (TDC) as 
part of the Local Plan Examination. 

 
1.2 Savills Planning has been promoting a mixed use and residential development 

allocation at Houghton Barton through TDC’s Local Plan.  This has included 
submitting representations and a vision document for the proposed 
development to TDC, attending workshops organised by TDC as part of their 
consultation process, attending meetings with the Council and sending draft 
site assessment plans to TDC officers.  An initial Landscape and Visual 
Appraisal report was prepared in July 2012, and sent to the Council’s 
landscape officer for information, following a meeting held at TDC’s offices 
between Savills project urban designer and landscape architect, and officers 
dealing with strategic planning, landscape and green infrastructure. 

 
1.3 Site visits were undertaken on 31 August 2011 and on 7 and 8 March 2012.  

The site was both driven and walked, enabling an appraisal of the landscape 
features, landscape character and visual amenity of the site and surrounding 
areas to be carried out.   

 
 The study area 
 

1.4 The broad area of land considered for potential development is shown on 
Figure LA001.  It is bounded by the A383 to the south, the A382 to the 
northeast, and by the edge of the existing settlement to the southeast.  To the 
west, this study area extends to land north of Millcross Bridge on the A383, up 
to Ingsdon Manor.  To the north, it encompasses land surrounding Hannah’s 
at Seale Hayne, reaching Staplehill Road at one point.  To the northeast it 
extends towards Ashill and to land north of Forchess Cross and Perry Cross, 
to the west of the A382.   

 
1.5 Within this study area there are existing educational/ care/ training buildings at 

Seale Hayne, farmsteads and cottages, a garden centre, golf course, and a 
large active quarry to the north of Daracombe Beacon.  Two lines of high 
voltage pylons carrying overhead wires cross the site from south to north, and 
south to northeast, and an underground, high pressure gas main crosses the 
eastern area of the land.  Several lanes cross the study area and provide 
access to the farmed land, farm, residential and educational buildings on the 
site.  The semi-natural features of the site include narrow streams and 
drainage ditches, occasional ponds, limited areas of woodland, and 
hedgerows dividing fields and along the lanes.   

 
1.6 The study area also encompasses other land subject to development 

proposals and consents as shown on Figure LA001.  These are: 
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• Mile End/ Lemon Grove - A scheme for mixed use development including 

up to 450 dwellings on a 12.52 hectare site, currently under construction 
(Persimmon Homes). 

• Hele Park - Resolution to grant planning permission for mixed use 
development including up to 650 dwellings on a 29 hectare site 
(Commercial Estates Group Ltd).  

• Daracombe Park - Outline consent for residential development including up 
to 85 dwellings on a 4.01 hectare site (Eagle One Limited).  Reserved 
matters approval for 52 dwellings on this site was also granted to David 
Wilson Homes in January 2012. 

• Seale Hayne - An outline application for residential development on a 10 
hectare site incorporating land to the south and southwest of the campus 
(Dame Hannah Rogers Trust). 

 
1.7 This landscape and visual appraisal focuses on land in the west, north and 

northwestern parts of the study area, subject to draft policy NA1 Houghton 
Barton in the emerging Teignbridge Local Plan. The Heart of Teignbridge 
proposals map and NA policy plan show a proposed development area 
extending to the northwest of Newton Abbot, with further development near 
the A382 to the northeast.   

 
Purpose of this document 
 
1.8 This landscape and visual appraisal is intended to support sustainable 

development at Houghton Barton.  It first sets out the baseline information 
relating to the site and its setting, including the most recently available 
landscape-related planning policy and guidance context, to inform the site’s 
constraints and opportunities.  It takes into account the findings of studies by 
the project ecologists, Environmental Assessment & Design Ltd (EAD Ltd).  
Making use of this baseline, this report analyses the capacity of the study area 
to support development taking into account the landscape, ecological, heritage 
and transport baseline studies undertaken by our client’s project team.  It also 
indicates how green infrastructure could be integrated into this area of new 
development. 
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2. Methodology 

2.1 The appraisal of the site was based on site visits and a desk study.  Visits 
have been undertaken by both the project urban designers and landscape 
architect.  The desk study included a review of the 1:25,000 Ordnance Survey 
maps for the area, aerial photographs, relevant landscape-related 
designations and published landscape character assessments.  The site visits 
were undertaken by a Chartered Landscape Architect to confirm the 
information arising from the desk study, produce a photographic record of the 
site, appraise any landscape features not already highlighted by the desk 
study and to appraise views into and out of the site.  The methodology was 
based on the Guidelines for Landscape and Visual Impact Assessment by The 
Landscape Institute and Institute of Environmental Management and 
Assessment, Second Edition (2002). 

2.2 The initial site visit was undertaken in summer (August 2011) when all 
deciduous vegetation was in full leaf.  During this site visit, the weather was 
mostly fine, dry and sunny.  The second site visit was undertaken in spring 
(March 2012), when most vegetation had yet to break into leaf, representing 
‘winter views’ for the site and surrounding area.  During this second visit, the 
weather was mixed with dry and sunny periods in between rain showers and 
cloud cover.  While there was a slight increase in visibility during winter 
months, this was not considered to be great, due to the dense character of the 
existing tall hedgerow, copse and woodland vegetation.  Also, given the 
undulating nature of the study area, there are several opportunities to obtain 
elevated views across parts of it, which would be available regardless of 
extent of leaf cover.   

2.3 This appraisal also takes into account baseline studies undertaken to date for 
the proposed strategic development area.  It is noted that further, more 
detailed studies would be undertaken at future design stages, to enable a 
thorough appraisal and assessment of all of the site’s constraints and 
opportunities, and to inform the most sustainable and efficient development 
model. 

2.4 The documents that have been referred to as part of this appraisal are: 
 
 Landscape-related planning policy and guidance: 
 

• Devon Structure Plan 2001 to 2016 – ‘Devon to 2016’, Explanatory 
Memorandum Chapter 4 - The Conservation of Devon’s Environment and 
Resources. Devon County Council (Adopted 2004). 

• Local Development Framework Briefing Papers. Green Infrastructure.  
Devon County Council’s advice to Local Planning Authorities. Devon 
County Council (10 March 2010). 

• Teignbridge Local Plan 2013-2033, Submission Document. Teignbridge 
District Council (January 2012). 

• Plan Teignbridge. Core Strategy Development Plan Document 2013-2033, 
Preferred Options. Teignbridge District Council (January 2012). 
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• Teignbridge Adopted Local Plan 1989-2001 (1996), policies saved in 
September 2007. Teignbridge District Council.   

• Teign Green Network Heart of Teignbridge.  Teignbridge District Council 
(Final Report July 2011). 

• Teignbridge Green Spaces Strategy - Extended Version. Teignbridge 
District Council (December 2009). 

• Teignbridge Open Space Standards and their implementation – Pengelly 
Consulting (January 2007).  

• Development Management and Delivery Development Plan Document.  
Dartmoor National Park Authority (Publication Version, February 2012).  

• Dartmoor National Park Management Plan 2007-2012. Dartmoor National 
Park Authority.    

 
 Landscape character assessment: 
 

• Countryside Character Volume 8: South West. Countryside Agency (1999). 
• Devon Landscape Character Assessment. Devon County Council (2012). 
• Teignbridge District Landscape Character Assessment 2009 (excluding 

Dartmoor National Park). Teignbridge District Council and Devon County 
Council.   

• A Landscape Character Assessment for Dartmoor National Park. Dartmoor 
National Park Authority (Final report prepared by Land Use Consultants), 
(June 2010). 

• Historic Landscape Characterisation. Devon County Council and English 
Heritage (2005). 

  
Baseline studies prepared by others on behalf of Clarence Developments Ltd: 

 
• West of Newton Abbot, Utilities Report. URS (December 2012). 
• West of Newton Abbot, Teignbridge Local Plan Proposed Submission 

(November 2012) Representation – Transport and Sustainability. URS 
(December 2012). 

• West of Newton Abbot, Flood Risk and Drainage Report. URS (December 
2012). 

• Houghton Barton Cultural Heritage Appraisal. URS (December 2012). 
• Ecological Deliverability Report. Land west of Newton Abbot. EAD Ltd 

(December 2011).  
 

 Other references: 
 

• Land at Hele Park. Environmental Statement: Supplement. Turley 
Associates on behalf of Commercial Estates Group (May 2012). 

 
2.5 As part of Teignbridge District Council’s Local Plan process, a Landscape 

Sensitivity and Capacity Study is being developed by TDC for Newton Abbot, 
stated as being intended to inform the masterplanning of growth areas 
identified in the emerging planning policy documents.  This had not been 
published at the time of writing.   
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3. Landscape and Visual Baseline and Appraisal 

Overview of the Site Context 
 
3.1 Newton Abbot occupies a position at the confluence of several rivers, and 

meeting point of a number of major transport corridors in south Devon (See 
Figure LA002).  Forming part of the main concentration of development in the 
district, this area has been termed ‘Heart of Teignbridge’ by the Council.  The 
network of roads and built areas are set within an undulating rural landscape, 
cut through by a series of valleys including that of the Rivers Teign, Bovey and 
Lemon.  The district abuts the English Channel to the southeast and south, 
while upstream of a broad coastal estuary, the Teign Valley and Bovey Basin 
are dominated by extensive current and historic clay working areas which 
extend as far as the A38 to the north.  This major trunk road skirts the foothills 
of the Dartmoor National Park which borders Teignbridge to the north and 
northwest.   

 
3.2 The development and expansion of the built areas of Newton Abbot to date 

have been significantly influenced by the topography of the wider landscape.  
Figure LA002 shows that development in the town rises up from the river 
valleys that are separated by areas of steeply sloping and high ground.  It is 
primarily the most prominent hill summits within the town that have remained 
undeveloped, and these are recognised and celebrated by the district’s green 
infrastructure strategy ‘Teignbridge Green Network’ as the ‘Seven Hills of 
Newton Abbot’.   

 
3.3 Throughout the town and in surrounding areas, both historic and more recent 

development occurs on very steep slopes and areas of very high ground, 
accessed via a network of winding narrow roads, inter-connected in some 
areas by pedestrian alleys and steps.  From these areas, residents are able to 
command extensive views across the town and parts of its landscape setting, 
including one or more of the Seven Hills.  Similarly, from the accessible 
prominent undeveloped slopes and hills, views typically encompass both 
urban and rural land uses, and include views across Newton Abbot and 
towards the distant built up area at Teignmouth near the eastern coastline.  
The high levels of intervisibility between ‘town and country’ are a typical 
feature of the district, considered to be a positive characteristic, enabling a 
visual appreciation of the diversity of natural, semi-natural and man-made 
assets that it contains.   

 
3.4 The following parts of this report cover the baseline information relating to the 

landscape and visual aspects of the study area and its wider context.  It 
includes: 

 
• Published landscape character assessments and historic landscape 

characterisation  
• Planning policy and guidance relating to landscape character and visual 

aspects of the study area, including the Dartmoor National Park 
Management Plan 

• Topography 
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• Land Uses 
• Access 
• Waterbodies 
• Vegetation and Ecology 
• Cultural Heritage 
• Important Views 

 
Published Landscape Character Assessments and National Park Management 
Plan 
 
3.5 A brief review of the landscape character areas and types, defined by the 

national, regional and local published assessments is set out below.  The 
location of the defined regional and local areas is set out on Figure LA004. 
Further details from the published landscape character assessments, together 
with the guidance and recommendations relevant to any potential 
development around Newton Abbot are included in Appendix A.   

 
National Landscape Character Assessment 
 
3.6 The study area, Newton Abbot and land to the north, west and south of the 

town lie within National Character Area (NCA) 151: ‘South Devon’.  This is 
described as rolling landscape cut through by steep, wooded valleys, as well 
as the wide valley of the River Bovey, which contains a distinctive landscape 
of ball clay extraction.  It states that new development should reflect the 
overall patterns of form and settlement, while maintaining contrasts between 
different areas.  Road improvements and management of existing vegetation 
are also considered important.  

 
Regional Landscape Character Assessment 
Devon County Landscape Character Assessment (2012) 
 
3.7 The main regional landscape character area associated with the Houghton 

Barton study area is the county defined Landscape Character Area (LCA): 
‘Denbury & Kerswell Farmland’, located within the defined ‘Teignbridge 
Area’.  This undulating landscape includes distinctive hills, rivers and streams, 
with some parts reflecting rural history in terms of field and settlement 
patterns, and winding lanes. There are also more modern elements including 
major roads, railway lines, pylons, quarrying and landfill activity, leisure and 
housing development. There are some views to Dartmoor National Park.  The 
‘Overall Strategy’ and ‘Guidelines’ for this area includes protection of 
distinctive landform and historic patterns of land use such as narrow lanes, the 
sensitive accommodation of sustainable development, using new planting to 
integrate urban extensions with their surroundings, and seeking opportunities 
for new recreation provision through green infrastructure linking settlements 
with surrounding landscape. 

 
3.8 Land in the northeastern part of the study area falls within the county defined 

LCA: ‘Bovey Basin’, located within ‘Teignbridge Area’, which states that 
new built development, especially where associated with existing settlements, 
should be integrated in the landscape, and assist in the protection, restoration 
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and enhancement of woodlands, fields and hedgerows, and improvements to 
settlement landscape settings. 

 
Dartmoor National Park Landscape Character Assessment (2010) 
 
3.9 While the Houghton Barton study area is not located within the National Park, 

nonetheless its value is recognised in terms of potential effects on landscape 
setting and distant views, and has been taken into consideration as part of this 
landscape and visual appraisal.  Guidelines for this area include protecting 
scenic quality of the landscape, and protecting ridgelines and prominent 
views, including views to Dartmoor from new development.  New development 
should utilise the screening effects of the landscape’s topography and 
woodland to minimise its impact, including any potential light pollution from 
roads and built areas.   

 
Local Landscape Character Assessment 
 
Teignbridge District Landscape Character Assessment 2009 (Excluding Dartmoor 

National Park) 
 
3.10 Most of the study area and land west and south of it, falls within defined LCA: 

‘Lemon Valley & Ridges’, which is described as having overall ‘moderate’ 
landscape character sensitivity and ‘moderate’ visual sensitivity.  Land in the 
northeastern part of the study area lies within the defined LCA: ‘Bovey 
Basin’, also described as having overall ‘moderate’ landscape character 
sensitivity and ‘moderate’ visual sensitivity.  Each of these areas has 
constituent Landscape Character Types (LCTs). 

 
3.11 A broad swathe of the study area falls within LCT4G: ‘Settled Valley Floors’, 

which includes the floor of the River Lemon Valley, settlement and industrial 
uses, and key roads.  Other parts of the study area fall within LCT 1E: 
‘Wooded Ridges and Hilltops’, which includes arable and pasture land on 
undulating ground with wooded ridges and distinctive hills.  While this area is 
shown in the document to include the Seale Hayne campus, it is considered 
that this is not typical of the LCT, rather it comprises a significant area of 
development, with a number of buildings in a prominent hillside location.  The 
guidelines for both of the LCTs state that new development should conserve 
views, protect, restore and enhance vegetation, and respect rural lanes, as 
well as settlement and field patterns and their character.  Development should 
also avoid prominent hilltops.   

 
3.12 A limited part of the study area falls within LCT 4D: ‘Lowland Plains’, which 

includes undulating lowland with small woodland blocks, occasional large 
plantations and roadside hedges and banks. Guidelines and 
recommendations for new development in this area include protection, 
restoration and enhancement of vegetation and field patterns, and enhancing 
woodland settings to settlements.  
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Historic Landscape Characterisation 
 
3.13 The 2005 Historic Landscape Characterisation (HLC) was produced by Devon 

County Council and English Heritage with support from Dartmoor National 
Park.  The document states that “Historic Landscape Characterisation (HLC) 
is a method for understanding and mapping the nature of the landscape with 
reference to its historical development”, and is “used for landscape 
management and research”.  The methodology section states that the present-
day landscape is examined using modern Ordnance Survey maps and 
characterised according to its physical appearance into landscape ‘types’.  
These ‘types’ are classified in advance of the characterisation mapping and 
define the broad characteristics which areas of land with similar past uses 
exhibit.   

 
3.14 The methodology also states that the categories of ‘historic character’ are 

those used for brief definitions of the principal historic character types.  In 
relation to ‘agricultural enclosures’, the HLC states that “The majority of 
Devon’s landscape is covered with fields, but categorising them into different 
historical types/periods based on their morphology alone is a task fraught with 
problems”, and “This has meant a certain amount of standardisation has been 
necessary”. 

 
3.15 A reproduction of the ‘Modern’ HLC map for land within the study area, 

overlain with the historic orchards once located within the area, is shown in 
Figure LA005.  This shows that the majority of the study area is categorised as 
‘Modern enclosures adapting post-medieval fields’, indicating that these have 
been subject to changes over time.  Modern settlement, Seale Hayne, the 
quarry and Hele Park golf course are shown under their current land uses, 
while the ‘Post Medieval’ HLC shows that many of these areas were formerly 
enclosed fields. 

 
3.16 Apart from the modern enclosures, the ‘Modern’ HLC shows small areas in the 

centre of the study area and to the north of Staplehill Road as ‘Medieval 
enclosures’, while some areas of land east and northeast of this, and at Mile 
End are shown as ’Medieval enclosures based on strip fields’.  Other scattered 
areas of land are classified as ‘Post-medieval enclosures’, ‘Post-medieval 
enclosures with medieval elements’ or ‘Former orchards’.  The remaining 
patches of land are shown as ‘Conifers’, ‘Other woodland’, and ‘Rough 
Ground’ around the former quarry in the north by Staplehill Road. 

 
3.17 An overview of the descriptions and information relating to these areas is 

shown in Table B.1, in Appendix B.  Overall, while the landscape of the study 
area displays reference to historical field patterns and land uses, nevertheless 
a number of alterations have taken place over time, reflecting changing social 
and economic conditions. 
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Planning policy and guidance relating to landscape character and visual 
aspects of the study area 
 
Devon Structure Plan 2001-2016 – ‘Devon to 2016’ & Devon County Council Local 
Development Framework Briefing Papers, Landscape Protection and Enhancement 
(2007)  
 
3.18 ‘The Conservation of Devon’s Environment and Resources’ Explanatory 

Memorandum (Adopted October 2004) sets out the saved planning policies 
related to landscape and biodiversity.  Saved policies of relevance to the 
Houghton Barton study area are summarised below:  

 
 Policy CO1 – Landscape Character and Local Distinctiveness  
 The distinctive qualities and features of Devon’s Landscape Character Zones 

(now termed ‘Landscape Character Areas’) should be sustained and 
enhanced.  

  
 Policy CO2 – National Parks 
 This states that “in Dartmoor National Park, conservation and enhancement of 

the natural beauty, wildlife and cultural heritage will be given priority over other 
considerations in the determination of development proposals”.  In addition, no 
development will be permitted outside Dartmoor National Park which would 
damage the natural beauty, character and special qualities, or otherwise 
prejudice the achievement of National Park purposes. 

 
 Policy CO6 – Quality of New Development 
 The identity, distinctive character and features of existing settlements, urban 

and rural areas should be conserved and enhanced.  New development 
should maintain and improve the quality of Devon’s environment through good 
design and layout that respects the character of the site and its surroundings. 

 
 Policy CO7 – Historic Settlements and Buildings 
 Particular care should be taken to conserve the historic character of listed or 

other buildings of architectural interest and their settings. 
 
 Policy CO13 – Protection of Water Resources and Flood Defence 
 New development should not have an adverse effect on landscape and 

recreation in river corridors. 
 
3.19 Devon County Council’s Local Development Framework (LDF) Briefing Paper 

‘Green Infrastructure’ (March 2010) includes the following GI objectives in 
Devon: 

 
• Access for all at the heart of green infrastructure improvements with due 

consideration made to tourism, public transport connections, rights of way 
enhancement and cycling. 

• Green infrastructure should contribute to and protect the historic and 
landscape character of the county, particularly where these can also 
provide improved countryside access opportunities and restore or recreate 
wildlife habitats. 
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• Improved management schemes and practices. 
• Biodiversity enhancement with reference to the County Biodiversity Action 

Plan.  
• The appropriate multiple functions and uses of land to incorporate 

maximum environmental, social and economic related benefits.  
 
Teignbridge Local Plan 2013-2033, Proposed Submission November 2012 
 
3.20 The Proposed Submission Local Plan  states that the Council’s overriding 

objectives are for ‘economic prosperity, quality environment, and wellbeing’, 
and the vision is for sustainable development achieved through interventions 
falling within these three objectives.  These include sustainable transport, 
meeting needs for affordable homes and home ownership, excellent design 
and protecting key natural and heritage assets.  The policies relating to 
consideration of landscape and visual effects are set out below.    

 
 Policy S1A – Presumption in favour of Sustainable Development (new policy) 
 States that the Council will work proactively with applicants to secure 

development that improves the economic, social and environmental conditions 
in the area. 

 
 Policy S1 –Sustainable Development Criteria 
 Development proposals should perform well against a number of criteria 

including: 
 

a) accessibility by walking, cycling and public transport; 
e) impact on the residential amenity of existing and committed dwellings; 
g) maintenance or enhancement of the character, appearance and historic 

interest of affected landscapes, settlements, street scenes, buildings, open 
spaces, trees and other environmental assets; 

h) impact on biodiversity and geodiversity. 
 

 Policy S2 – Quality Development  
 New development will be of high quality design to support creation of 

attractive, vibrant places. Designs will be place-specific and based on a clear 
process which analyses and responds to the site characteristics, its wider 
context and surrounding area taking account of the following objectives: 

 
a)  integrating with, and where possible, enhancing the character of the 

adjoining built and natural environment, particularly affected heritage 
assets; 

b)  making the most effective use of the site; 
c)  create clearly distinguishable, well defined and designed public and 

private spaces which are attractive, accessible and safe and provide a 
stimulating environment; 

d)  allow for permeability and ease of movement within the site and with 
adjacent areas, placing the needs of pedestrians, cyclists and public 
transport above those of the motorist, depending on the nature and 
function of the uses proposed; 
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e)  create a place which is easy to find your way around with streets defined 
by a well structured building layout;  

f)  the building layout takes priority over parking and roads, so highway 
requirements do not dominate the site’s appearance and function; 

g) the buildings exhibit design quality using materials appropriate to the area, 
locally sourced if feasible; 

h)  create inclusive layouts which promote health, well-being, community 
cohesion and public safety; 

i) provision of an appropriate range of dwelling types taking account of 
demographic changes;  

j) incorporate public art where this can contribute to design objectives; 
k) respect the distinctive character of the local landscape, protecting and 

incorporating key environmental assets of the area, including topography, 
landmarks, views, trees, hedgerows, wildlife habitats, heritage assets and 
skylines; 

l) ensure that the development is usable by different age groups and people 
with disabilities. 

  
Policy 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.   

 
 Policy S5 - Infrastructure 
 The provision of new and improved infrastructure, including transport, 

recreational facilities and green infrastructure will be key in planning for growth 
of sustainable communities.  The latter includes: 

 
a)  Sports pitches and other recreational open space 
b)  Country parks and other informal greenspace forming part of a wider 

network 
c)  Habitat creation and enhancement 
d)  New allotments and community growing space 

  
 Policy S22 – Countryside 
 Land outside the defined settlement limits (including Newton Abbot) is 

classified as open countryside, where development and investment will be 
managed to provide attractive, accessible and biodiverse landscapes, 
sustainable settlements and a resilient rural economy.  Development in open 
countryside will be limited to the stated uses which include development to 
support biodiversity and geodiversity.  Also, development proposals should 
take account of the distinctive characterisitics and qualities of the Landscape 
Character Area, and the integrity of green infrastructure and biodiversity 
networks. 

 
Policy S14 – Newton Abbot 
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 Related to the policies above, it states that the Plan seeks to allocate land for 
employment and homes, create new playing pitches and upgrade existing 
ones, and create improvements to the existing road network and provide new 
road infrastructure where necessary, supported by investment to create 
comprehensive, connected walking and cycling routes and public transport 
services.  It also seeks implementation of the Teign Green Infrastructure (GI) 
strategy to create a connected network of green infrastructure.   

 
Policy NA1 – Houghton Barton 
This place-specific policy creates a strategic site allocation to the west of 
Newton Abbot.  A site of approximately 150 hectares is allocated at Houghton 
Barton to deliver a sustainable, high quality mixed-use development which is 
the largest proposal for a ‘sustainable neighbourhood’ within the Heart of 
Teignbrigde.  The plan shows the Hele Park site as included within the 
allocation.  In summary the policy states that the Houghton Barton allocation 
shall: 
 
a)  include a comprehensive landscape and design led masterplan for the 

strategic site allocation; 
b)  deliver 10 hectares of land for employment development, for a mix of 

predominantly B1, B2 and B8 uses as appropriate to the site and its wider 
context; support will also be given to employment generating uses 
provided that they are compatible with the immediate surroundings; 

c)  deliver at least 1,800 homes  
d)  24 Gypsy and Traveller pitches; 
e) provide land and buildings for social and community infrastructure 

accessible to all, including land for a children’s centre, local shops, 
community facilities and a site of 1.9 hectares for a new primary school;  

f)  create a vehicular route connecting the A382 with the A383; 
g)  provide high quality designed landmark developments as the gateways to 

the town along the A382 and A383; 
h)  create a network of green infrastructure that contributes to the overall 

strategic network; 
i)  protection and positive enhancement of biodiversity habitats for greater 

horseshoe bats sustenance zones and flyways; 
k)  create areas for local food production; 
l)  support proposals that protect the long-term use and setting of the listed 

buildings at Seale Hayne and enable the campus and uses on site to form 
part of the new community; 

m)  provide formal and informal recreation space within the development. 
 
The accompanying policy notes state that the allocation has been “shaped by 
green infrastructure corridors and a design led masterplanning workshop”.  It 
contains a ‘new hub’ at the centre to provide for a mix of uses and to be the 
focal point for community facilities, that should be within easy walking distance 
of the majority of residents.  Also, “the green infrastructure corridors through 
the centre of the allocation will be for habitat enhancements for greater 
horseshoe bats” and “also help to protect the setting of the listed building at 
Seale Hayne, provide connections to Whitehill and Daracombe Beacon, and 
protect wildlife corridors”.  It states that since development of the site will have 
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a direct impact on at least one cirl bunting breeding territory appropriate 
mitigation will be required. The design of the route of the road will also need to 
take into account potential bat flyways and foraging areas, and need for dark 
corridors.  Any landscaping schemes should reinforce the character of Newton 
Abbot including wooded hilltops and tree planting within neighbourhoods.   
 
Regarding Ringslade quarry, the policy states that the permission requires its 
ultimate restoration to lake, grassland, woodland and wetland habitats.  The 
policy notes also state that an area is identified around the Seale Hayne 
campus to support the future use of the site.  It states that to protect the 
setting of the listed buildings on the site it is recommended that this area 
remains undeveloped, unless proposals won’t affect the setting and would 
help maintain active use of the site in future.  Other listed buildings within the 
allocation also need to be taken into account during masterplanning and 
detailed planning stages. 
 
Where land within the allocation by the A383 falls within Flood Zone 3b a flood 
risk assessment is required and appropriate mitigation, which could be 
integrated into the green and blue infrastructure.  The policy notes state that 
the area is known to contain areas of archaeological interest. Areas for local 
food production should be in the form of allotments. 
 

3.21 Further landscape-related policies relating specifically to the ‘Heart of 
Teignbridge’ are set out below: 

 
 Policy HT1 Heart of Teignbridge – Movement (new policy) 
 The Council will support several means to improve connectivity and 

accessibility within the Heart of Teignbridge including: 
 

a)  comprehensive walking and cycle routes that connect within the Heart of 
Teignbridge and to nearby towns and villages; 

b) new road infrastructure to support new growth areas and improve 
accessibility within the Heart of Teignbridge and to main road networks; 

c)   widening the A382 Bovey Tracey road between Newton Abbot. 
  

The accompanying policy notes state that the A382 road widening is 
considered necessary to improve the capacity of the existing lanes and to 
ensure the road can accommodate the future growth.  In addition, TDC and 
Devon County Council have developed an ‘Aspirational Cycle Map’ in 
consultation with Teignbridge Cycle Forum, which contains a hierarchy of 
aspirational routes for the area.  The ‘primary routes’ include for example, links 
between Newton Abbot and key outlying towns.  The ‘secondary routes’ will be 
high quality connecting routes from the primary routes to major destinations 
including major development and employment areas. The ‘tertiary routes’ 
include quiet roads and links to primary and secondary routes.  The ‘Heart of 
Teignbridge ‘Movement Map’ (Policy HT1)’, forms part of the emerging Local 
Plan, and shows a primary route linking Newton Abbot with the proposed 
northwestern urban extension and following Howton Road.  
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 Policy HT2 Heart of Teignbridge – Education (new policy) 
The Council will support several means to improve educational attainment and 
adult learning including three new primary schools, one of which would be to 
the west of Newton Abbot. 

 
Policy HT3 Heart of Teignbridge – Green Infrastructure (new policy) 

 The Council supports the Heart of Teignbridge green infrastructure strategy, 
including the following proposals: 

 
a)  seek no net loss of green infrastructure through development; 
b)  create a network of continuous strategic green corridors, including by 

enhancing existing and creating new multifunctional green spaces; 
c)  identify areas to protect strategic flyways, foraging areas and breeding 

habitats of protected species; 
d)  create a strategic network of high quality habitats to protect, buffer and/or 

connect existing areas, including within urban areas; 
e)  creation of a comprehensive network of walking and cycling routes; 
f)  protection and enhancement of strategically important parks and open 

spaces including Stover Country Park 
i)  protection, enhancement and buffering of waterways and their associated 

floodplains; 
j)  take opportunities to use semi-natural areas for recreational and 

educational uses, where appropriate; 
l)  increased tree planting in urban areas, along main transport corridors, and 

landmark planting on prominent hilltops and within development; 
m) allotments within allocations and support for community led garden 

schemes and orchards;  
n)  promote the inclusion, restoration and conservation of heritage assets 

within green spaces 
 
 The policy notes that that the growth of the Heart of Teignbridge should not be 

detrimental to the natural environment or rich biodiversity of the area, and 
states that although the plan identifies ‘Greenfield’ sites for development that 
will displace some natural features and wildlife, the overall aim is to improve 
the natural environment in tandem with development. 

 
3.22 Policies from the Proposed Submission Local Plan (November 2012) relating 

to the objectives of ‘wellbeing’ and ‘quality of environment’, and of relevance to 
the landscape and visual aspects of the study area are set out below.  

 
Wellbeing                                                                       
 
 Policy WE11 – Green Infrastructure  
 To achieve the maintenance and expansion of a comprehensive green 

infrastructure network, promoting good accessibility to green infrastructure for 
all, the following will be promoted: 

 
a)  providing new or protecting, and extending existing green infrastructure 

assets; 
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b)  enhancing the functionality, quality, connectivity and accessibility of green 
infrastructure assets; 

c) establishing and safeguarding a network of accessible, multi-functional 
green corridors for movement of people and species, as identified in the 
Teign Green Network strategy and future green infrastructure strategies; 

d)  residential development will provide at least 10 square metres per dwelling 
of children's and young persons’ play space plus any specific 
requirements set out in a site allocation policy; 

e)  provision of about 100 square meters per dwelling of other forms of green 
infrastructure, including playing pitches, allotments, parks, biodiversity 
enhancement and natural greenspace; 

f)  public open space should be designed as part of the overall green 
infrastructure and layout of the site, taking advantage of the potential for 
multiple benefits including enhanced play, wildlife, sustainable urban 
drainage, tree planting and landscape provision.  The form and function of 
green infrastructure will reflect a site’s characteristics, nature, location and 
existing or future deficits. 

 
3.23 Notes accompanying the policy state that WE11 ensures that sufficient green 

infrastructure is delivered in accordance with the Teign Green Network GI 
Strategy 2011 and Teignbridge Green Space Strategy 2009.  It also 
comments that green infrastructure is a multi-functional network of 
complementary green spaces, and may include: 

 
• Formal and informal play and recreation space.  
• Biodiversity and wildlife habitats 
• SUDS 
• Food and fuel production 
• Heritage and educational features 
• Cycling and walking routes 

 
In addition, the policy states, that while play spaces for children and young 
people need to be close to the dwellings being serviced within new housing 
sites, the other elements of public open space and GI are large and will 
therefore normally be provided off-site.  GI provision should also consider the 
setting and access to heritage assets and ensure that open spaces and 
movement routes are appropriately overlooked. 
 

 Policy WE12 - Loss of local facilities  
The policy seeks to protect from loss existing facilities (retail, leisure, 
community and other key local community and commercial facilities) unless 
there will continue to be sufficient choice of that type of provision within the 
local area, or the proposed replacement use has significant benefits which 
outweigh the loss. 
 
Policy WE13 – Protection of Recreational Land and Buildings (new policy) 
The policy relates to the prevention of loss of public or private open space, 
sports and recreational buildings, and land including playing fields, or 
replacement with equivalent o better provision in terms of quantity and quality 
in a suitable location.  The policy is shown on the Proposed Submission Local 
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Plan Heart of Teignbridge Policies Map as applying to the existing recreational 
fields at Forchess Cross, to the east of the A382.  While these lie outside of 
the study area there are two areas of formal pitches alongside the A383, 
which are not designated on the Policies Map, but nonetheless may be 
affected by the proposed development, with a potential requirement for 
alternative use in a suitable location if developed. 

 
Quality of Environment 
 
 Policy EN1 Strategic Open Breaks (previously Strategic and Local Open 

Breaks) 
 The policy relates to several defined areas of land, including land between the 

northern edge of Newton Abbot and Kingsteignton.  It aims to prevent 
development proposals that would harm the openness or landscape character 
of the area, including local views, or would otherwise result in significant harm 
to settlements in their wider landscape setting.  The policy also seeks to 
prevent the loss from development, of environmental or historical assets that 
individually or collectively contribute to local identity.  The study area is not 
included within this designation.  

  
 Policy EN2A – Landscape Protection and Enhancement (new policy) 
 To protect and enhance the area’ landscape, development will be sympathetic 

to and help to conserve and enhance the natural and cultural landscape 
character of Teignbridge, including within the setting of Dartmoor National 
Park.  Development proposals should: 

 
a)  conserve and enhance the qualities, character and distinctiveness of the 

locality; 
b)  where appropriate restore positive landscape character and quality; 
c)  protect specific landscape, wildlife and historic features which contribute to 

local character and quality; and 
d)  maintain landscape quality and minimise adverse visual impacts through 

high quality building and landscape design.  
 
The policy notes go on to state that the landscape character of the district will 
be protected for its intrinsic character and beauty, and its natural, historic and 
cultural interest.  Opportunities for restoring landscape quality will be taken 
where these are compatible with biodiversity and historic interests.  
Consideration of development proposals will have regard to the District’s 
Landscape Character Assessment, which provides strategic guidelines and 
recommendations for each area. 

 Policy EN5 – Heritage Assets 
 To protect and enhance the area’s heritage, consideration of development 

proposals will take account of the significance, character, setting and local 
distinctiveness of any affected heritage asset. Development should respect 
and draw inspiration from the local historic environment responding positively 
to the character and distinctiveness of the area, important historic features, 
their settings and street patterns.  Where appropriate development should 
include proposals for enhancement of, for example, key views relating to the 
historic environment. 
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 Policy EN8 – Biodiversity Protection and Enhancement, Policy EN9 - 

Important Habitats and features & Policy EN11 – Legally Protected and 
Priority Species (previously Important Species) 

 To protect, enhance and restore the biodiversity of the area: 
 

a)  decisions on development should be taken in the light of proportionate 
biodiversity information and assessments about the site. ,  

b)  seek net increases in biodiversity in association with new development 
through habitat enhancement and creation.   

c)  investment in habitat management and creation particularly within 
important existing habitats, green infrastructure networks, and other 
priority areas.   

d) minimize fragmentation and maximize opportunities to provide more, 
bigger, better and connected habitats. 

e)  identify and map components of the local ecological networks, prioritizing 
areas of growth e.g. the Heart of Teignbridge. 

g)  development proposals where the principle objective is to conserve or 
enhance biodiversity or geodiversity will be supported in principle.  

 
 Policy EN9 seeks to protect and enhance existing areas of biodiversity and 

geodiversity, while Policy EN11 seeks to protect and expand the presence of 
these species.  Development would be required to provide appropriate 
mitigation and compensation to offset any possible harm to important species 
or their habitats. 

 
 Policy EN12 – Woodlands, Trees and Hedgerows (previously Trees and 

Hedgerows) 
 Development should contribute to the protection and enhancement of 

woodlands, trees and hedgerows. Loss of woodland, healthy trees and 
hedgerows with visual, historic or wildlife importance will be resisted. 
Development proposals should: 

 
a)  incorporate important woodlands, trees and hedgerows into the overall 

design and landscape scheme wherever possible; 
b) prevent damage to root systems and ensure a satisfactory spatial 

relationship between trees and hedgerows and new development, taking 
account of expected future growth; 

c)  where possible incorporate retained trees and hedgerows within public 
open space rather than private space to safeguard their long-term 
management; 

d)  ensure protection measures before and during the development process 
and appropriate management and protection thereafter; and 

e)  take opportunities for new planting consistent with landscape, wildlife and 
historic interests. 

 
Teign Green Network, Heart of Teignbridge (Final Report July 2011)  
 
3.24 Teign Green Network Final Report (July 2011) sets out a green infrastructure 

(GI) strategy for a 100sqkm area covering the central belt of the district 
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(excluding Dartmoor National Park), and termed ‘Heart of Teignbridge’.  The 
strategy will sit within the context of the Devon County GI strategy, which is in 
preparation, and has the four ‘Key Themes’ of ‘Quality Environment’, ‘Well-
Being’, ‘Climate Change’ and ‘Economic Prosperity’.   A series of ‘Principles’ 
are set out including Principle 2, which states that the provision of an 
extensive and high quality GI network is of high priority and shall be a primary 
consideration in determining future use and management of land. 

 
3.25 The document states that Newton Abbot will be at the hub of the network, 

focused on a new civic space, with corridors radiating out into its hinterland, 
connecting communities and places.  The GI will include a network of multi-
functional, high quality, attractive open spaces, showcasing and celebrating 
the area’s natural setting, wildlife assets and cultural heritage, while achieving 
the four theme objectives set out above.  Existing key assets include river 
corridors which have multi-functional uses for movement, water storage and 
leisure activities. 

 
3.26 The Teign Green Network (GI strategy) states that the vision, key theme 

objectives and local appraisal and assessment have been used to develop 
‘Big Ideas’, or strategic, overarching initiatives.  A series of projects 
contributes to the realisation of the Big Ideas, focusing actions and resources 
on land include within the ‘Heart of Teignbridge Green Way Network’.  This 
network includes proposed ‘Strategic corridors’ of GI around 1km wide, 
radiating from Newton Abbot, and including the Bovey Basin north of the town 
and wooded hills south of the A383.  It also includes proposed ‘Local 
corridors’ of GI around 0.5km wide, which link the strategic corridors.  Both 
types of corridor then connect to central and local GI ‘Hubs’, where public 
transport, cycling and walking routes converge and where amenities such as a 
leisure centre may be provided.  Existing examples are Bakers Park/ Bradley 
Manor and Stover Country Park.  A local GI corridor is defined in the GI 
strategy as crossing land from the A382 to the A38, and crossing part of the 
study area.  This is connected to a shorter local corridor which links back to 
the A383 in the south and which meets a defined strategic corridor following 
the watercourse and surrounding hills of the Lemon Valley south of the road. 

 
3.27 The GI document states that in terms of development, the most sustainable 

growth options may involve development within the GI corridor network, 
provided it is compatible with, and contributes to, GI objectives.  Strategic 
developments should also make provision for a network of corridors and new 
hubs within the site.  Provision of GI along land adjoining the areas main 
transportation routes could also contribute to the network, as well as ‘wild play’ 
spaces and food growing areas/ food producing plants and trees, associated 
with strategic urban extensions. 

 
3.28 At Newton Abbot, an important aspect of the GI strategy is maintaining the so-

called seven ‘Newton Abbot Area Hilltops’.  These distinctive hills “help define 
the town, its communities and neighbourhoods”, and include Daracombe 
Beacon in the eastern part of the Houghton Barton study area.   Nearby, 
Whitehill and Broadlands are also defined as two of the seven Newton Abbot 
Hilltops, and fall within the existing built area to the east.  The strategy seeks 
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to secure these hilltop locations as open areas for the public to access and 
enjoy, and new development should enhance views from them.    

 
3.29 In addition to the green infrastructure strategy, Teignbridge District Council 

has also prepared a Green Spaces Strategy (2009), for both existing and 
future green spaces within the area.  The aims and objectives over a 20-year 
period include to provide high quality parks, playing fields, natural green 
spaces, and children’s play facilities within easy access of everyone, through 
the setting of standards for existing and future spaces, and reviewing provision 
to ensure this is suited to community need.  The document sets standards for 
overall provision of green space, but also separately for landscaped green 
space including formal and informal green space and amenity areas, natural 
and semi-natural areas, active recreation space and allotments.  These 
standards would be taken into consideration in the detailed design of the 
green infrastructure and recreation/ play provision as the development 
proposals progress.  The Green Spaces Strategy sits alongside the 
Teignbridge Open Space Provision Standards and their Implementation 
(review, January 2007), and proposed local plan policy WE11.  The standards 
for green and open spaces and play areas vary between these documents. 

  
3.30 The Teign Green Network GI strategy is accompanies by a set of Appendices, 

including ‘Landscape’ which refers to the Teignbridge District Landscape 
Character Assessment 2009, the several ‘tree’d hilltops’ of Newton Abbot.  
The report states that despite loss of some landscape features and elements, 
there are many local landscape assets such as landmark trees and 
woodlands, hedgerows and brooks that form part of the local scene.  
Settlement patterns are often influenced by natural features and forms, with 
‘green wedges’ at the edges, for example where watercourses flow into towns.   

 
3.31 The Appendices also state that green spaces within settlements help define 

local sense of place, and provide places for wildlife and for people to relax and 
play sport, but that there are opportunities to provide more connections and 
multi-functionality to these spaces, for example local food growing, walking, 
teenage recreation and bird watching, which in turn support communities.  It 
states that potential also exists to promote sustainable transport by providing 
advisory cycle routes along the network of quiet lanes in the area, but also by 
encouraging walking in urban areas.  Both of these could be supported by 
green infrastructure networks between communities.  In addition, the 
Appendices refer to the Green Space Strategy (2009) requirement for a formal 
or informal park with a range of facilities within 600m of home, and children’s 
play facilities should be within 240m of home.  Existing areas that fail to meet 
this standard include Mile End.  It also states that existing provision of 
Accessible Natural Green Space (ANGS) as defined by Natural England is 
good, with several country parks and Dartmoor National Park nearby.  The 
standards required at least 20hectares of ANGS within 2km of home, but also 
at least 2hectares within 300m from home, against which the local area 
currently performs poorly.  Access to woodland in accordance with the 
Woodland Trust’s ‘Woodland Access Standard’ is currently around the 
national average. 
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3.32 The proposed urban extension west of Newton Abbot is well placed to 
integrate green infrastructure assets which meet these objectives.  These 
could include wildlife corridors based on the retained hedgerow network, 
routes for walking and cycling, open spaces and formal recreational facilities, 
as well as retained water features which could also form part of a sustainable 
drainage strategy for the area.  A key objective of the urban extension would 
also be working within the aims of the GI strategy to conserve and celebrate 
the landscape setting of Newton Abbot.   

 
Dartmoor National Park Authority.  Development Management and Delivery 
Development Plan Document (Publication Version February 2012) & Dartmoor 
National Park Management Plan 2007-2012 
 
3.33 The Core Strategy 2006-2026 (adopted April 2008) sets out the strategic 

planning framework for the Dartmoor National Park.  The Development 
Management and Delivery DPD sets out more detailed policies and proposals 
(submitted for examination May 201)2.  Of relevance to the proposed 
development on land at Houghton Barton is proposed Policy DMD5 – 
Protecting the character of Dartmoor’s landscape.  This relates principally to 
development within the Park itself, to ensure that this respects the valued 
attributes and distinctive elements of the landscape character types.  
Nevertheless, other requirements to avoid unsympathetic development that 
would harm the wider landscape or introduce or increase light pollution, and 
respecting the tranquility and sense of remoteness of Dartmoor are of some 
relevance when considering the potential wider landscape and visual effects of 
a proposed strategic urban extension northwest of Newton Abbot. 

 
3.34 The first purpose of National Park designation is stated as being to conserve 

and enhance the natural beauty, wildlife and cultural heritage.  The document 
states that wildness, tranquility and dark night skies are fragile resources that 
can be diminished by noise, lighting and intrusive development both within and 
beyond Dartmoor’s boundaries. 

 
Documents related to proposed developments close to the site 
 
3.35 The consented development with up to 450 homes at Lemon Grove/ Mile End, 

to the immediate northwest of Newton Abbot is currently under construction.  
Consent is also granted for 85 dwellings at Daracombe Park, between Mile 
End and Newton Abbot.   Recently, proposed mixed use development at Hele 
Park with up to 650 homes has received resolution to grant consent for outline 
permission, with all matters reserved except access.  The Hele Park proposed 
development was subject to design changes and the Environmental Statement 
for the proposal, produced by Turley Associates on behalf of Commercial 
Estates Group was updated in May 2012.   The chapter setting out the 
assessment of ‘Landscape & Visual Effects’ states that these amendments do 
not significantly change the findings of the previous assessment.  It goes on to 
state that restrictions on the location, height and extent of proposed 
development near the boundary by Ashburton Road was defined to prevent 
views from Littlejoy Lane to the south, and to protect existing vegetation. It 
also states that the development respects the topography of the site and that a 
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significant amount of the landscape features such as hedgerows, trees and 
woodland have been retained and will be reinforced by new introduced 
planting.  The report states that discussions were held with the council 
regarding the assessment, and it goes on to state that the predicted landscape 
effects during years 6-15 after completion are assessed as ‘moderate to minor 
adverse’, while visual effects are assessed at worst as ‘major adverse’ in the 
short term (0-5 years following completion), reducing to ‘moderate, minor or 
negligible’ visual effects by years 6-15. 

 
Topography 
 
3.36 The topography of the Houghton Barton study area and wider landscape 

setting is shown on Figure LA006.  The wider context to the study area varies 
considerably in level from less than 0m Above Ordnance Datum (AOD) to over 
100m AOD, a reflection of the diverse landscape types from low lying river 
basins, to upland moor within the National  Park. 

 
3.37 The existing built areas at Newton Abbot also vary considerably in terms of 

elevation, with development at the bottom of the river valleys located at less 
than 10m AOD, and development rising up the side slopes of the valleys and 
hills up to approximately 80m AOD.  The church at Whitehill lies at 
approximately 79m AOD, while the peak of Daracombe Beacon reaches over 
95m AOD.   

 
3.38 Within the study area itself, the topography varies from around 25m AOD by 

the A382, to over 175m northwest of Seale Hayne.  While land north of 
Ringslade Quarry is relatively low lying, to the south of it, the land undulating 
with ground levels rising sharply to reach up to 99m AOD at Highweek.   

 
3.39 The existing quarry provides separation between land north of Highweek, and 

other parts of the study area where the land is more gently undulating.  These 
areas include land in the southern, central and northeastern areas.  Here, the 
land levels vary from approximately 50m AOD to around 85m AOD to the 
south and centre, and from approximately 35m AOD to 70m AOD to the 
northeast. 

 
3.40 To the northwest and west, the study area enters a transition zone, where the 

undulating land continues to generally rise towards a semi-circle of steep hills 
that edge the A38 to the west, and form a high ridge to the north of Seale 
Hayne.  The majority of these areas of steep ground and prominent hills lie 
outside of the study area, and include Telegraph Hill to the west (over 185m 
AOD), rising ground to the east of Ingsdon Hill (186m AOD).  North of Seale 
Hayne, the rising ground reaches over 144m AOD before falling sharply to the 
north.  These areas of high ground create an enclosing feature to the study 
area, preventing views to the National Park to the northwest from the majority 
of the study area. 

 
3.41 South of the A383, a series of steep hills and ridges rise between the narrow 

valleys of the River Lemon, Kester Brook and Barham Brook, and form a ridge 
of high ground that runs approximately parallel with the road from Hele Park 
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and up to the A38.  This land reaches over 127m AOD south of Holbeam 
Lane, and over 150m AOD further to the west.  East of Hele Park, the northern 
slopes of the Lemon valley are less dramatic and rise to around 75-80m AOD.  
Bradley Manor is located on the southern slopes of the Lemon valley at 
around 60m AOD.   

 
3.42 The areas of high and prominent ground, encircling the study area to the west, 

north, east and south create physical and visual enclosure to it, an important 
element in containing views into the site from a fairly limited area of land 
surrounding it.  In addition, wooded areas to the northeast of the A382 and 
south of the A383 create additional enclosing features to views.  Nevertheless, 
it is recognised that there is intervisibility between areas of high ground, and 
there are long distant views from the most prominent parts of the site, for 
example towards Dartmoor and to Teignmouth, and these are discussed 
further in the visual appraisal below. 

 
Land Uses 
 
3.43 The study area largely comprises agricultural land, although there are also a 

number of other land uses, which give parts of it the sense of an ‘urban fringe’ 
rather than rural landscape.  The main land uses are shown on Figure LA007.  
The eastern part of the site is dominated by the large, active quarry which is 
accessed via the A382.  To the south of this, there are buildings associated 
with the quarry operations, and to the north, the Plants Galore nurseries and 
garden centre includes various low-rise buildings and glasshouses.  A disused 
quarry is located at the northern edge of the study area, on the steep north-
facing slopes to the northwest of Seale Hayne.   

 
3.44 At the southern edge of the site by the A383, there are existing training pitches 

either side of Howton Lane associated with Torquay United Training Ground 
and Academy Centre.  To the east of this, Hele Park Devon Golf Club 
currently occupies a large area of land between the A383 and Howton Road to 
the north.  The latter is subject to a planning application for mixed use 
development including 650 homes, which has recently received a resolution to 
grant.  When built, this development, and the adjacent site under construction 
at Lemon Grove/ Mile End, will alter the land use of a large part of the study 
area considerably. 

 
3.45 Seale Hayne former agricultural college includes a large historic building, and 

a number of peripheral buildings, some of which are not in use.  The main 
listed building and associated clock tower are sited in a prominent position 
near the summit of a ridge of high ground, allowing both views towards it from 
the surrounding area, and long distance views outwards. 

 
3.46 There are also a number of farmsteads and cottages scattered around the 

study area, the majority of which are located alongside the winding lanes 
which cross the area.  Land around Seale Hayne, which includes a number of 
the cottages within the study area, has the sense of a ‘rural estate’ type of 
landscape.  The parts of the study area with a more rural character are located 
towards the western and northwestern fringes, and land immediately north and 
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northeast of Seale Hayne, albeit there are views from parts of these areas 
towards Newton Abbot maintaining a sense of connection with the urban area.  
In the west, land falls westwards towards a steep-sided valley between 
Ingsdon Manor and South Knighton village.  To the northwest and around 
Seale Hayne, the land is elevated, steeply sloping and with more woodland, 
giving rise to a more remote feel. 

 
3.47 Two lines of electricity pylons carrying high voltage overhead lines cross the 

site, both originating from land south of the A383.  The first runs south-north to 
the west of Seale Hayne, while the second travels in a northeasterly direction, 
crossing the golf course and northern edge of the large quarry, then crossing 
the A382 and Bovey Basin.  The Utilities Report by URS (2012) also identifies 
that low pressure (LP) gas mains follow Howton Road and Howton Lane, 
mainly serving the Seale Hayne campus and several dwellings and farm 
buildings.  A medium pressure (MP) gas main is located close to the eastern 
part of the study area, while a high pressure (HP) gas main crosses the 
eastern part of the study area, travelling south-north to the west side of the 
existing clay quarry excavation.  The report also states that there are 
overhead and underground telephone lines within the study area, but little 
water or drainage/sewerage infrastructure. 

 
3.48 The eastern parts of the study area skirt the urban fringes of Newton Abbot, 

where development includes a mix of older houses and cottages at Highweek, 
surrounded by areas of more modern development to the southwest and 
south.  New built development is currently under construction within the study 
area at Mile End, near the A383. 

 
3.49 The agricultural land within the study area comprises a network of fields 

varying in size, from larger enclosures on gentle to moderate slopes which 
allow agricultural land production, to smaller fields on the steepest slopes, with 
a grass cover.   

 
3.50 Beyond the study area to the west and south, there are scattered hamlets, 

dwellings and farmsteads within the hilly landscapes south of the A383 and 
leading up to the A38.  To the north, Trago Mills large shopping and leisure 
destination, Ilford Park care home and Stover Golf Club are set within wooded 
areas between the A38 and A382 junction.  At this junction, north of the A38, 
is the large Heathfield Industrial Estate, separated from settlement at Coldeast 
by the Great Plantation.  Dartmoor National Park fringes these areas.  South 
of the A38 and east of the A382, the area is dominated by the wooded Stover 
Park estate, which now includes a country park, school, farmland and clay 
extraction areas.  South of this, there is the Forches Cross Schools Sports 
Ground by Greycoat Lane.   

 
Access 
 
3.51 The study area is accessible via a series of winding, narrow lanes that connect 

to Newton Abbot (Howton Road), the A383 to the south (several lanes 
including Howton Lane), the A382 to the east (Perry Lane), and the A38 to the 
north (Staplehill Road and lanes to the west).  In the central part of the study 
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area, there are also several tracks linking these lanes and providing access to 
farms and the Seale Hayne buildings. 

 
3.52 There are no footpaths or bridleways crossing the study area, however a track 

classified as ‘Other route with public access’ runs around the prominent hill 
northwest of Seale Hayne, linking Staplehill Road with the lane passing by 
Otter Court and Ingsdon Manor.  Several public footpaths come within close 
proximity to the study area including: 

 
• Footpaths running east from Ashill and Higher Staplehill along Staplehill 

Road, leading towards the A382 via Stover Golf Club. 
• A footpath crossing the valley between Ingsdon Manor and South Knighton 

village. 
• A footpath following the valley of the River Lemon and then approaching the 

A383 by Mill Cottage.  South of this, Holbeam Lane is classified as an 
‘Other route with public access’. 

• A footpath connecting the Parish Church of All Saints on Whitehill, to the 
A382. 
 

3.53 Several other public footpaths within the wider setting to the study area 
including public paths linking villages and lanes within the area enclosed by 
the A38 and A383 to the west, further footpaths through the Lemon River and 
Barham Brook valleys to the south, and footpaths through the urban area at 
Newton Abbot.  A footpath also travels north from Staplehill Road, crossing 
the A38 to meet Coldeast.   

 
3.54 In addition, the Templer Way national trail crosses Great Plantation to the 

north and Stover Park to the east before travelling alongside the Stover Canal 
(disused) and railway through the floodplains of the Teign and Bovey Rivers.    

 
3.55 There is no existing open access land as defined by the Countryside and 

Rights of Way Act 2000 either within the study area or near to it.   
 
3.56 A Transport and Sustainability report prepared by URS (December 2012) 

States that a structured and coherent strategy for providing high quality 
sustainable travel links to facilitate the delivery of Houghton Barton is being 
prepared.  This would enhance the use of sustainable transport modes, such 
as walking, cycling and public transport, which would be a core aspect of the 
ongoing design and development of the study area.  In addition the study 
considers a proposed ‘Devon Lane’ connecting the A382 and A383, which 
may include an accompanying cycle route.   

 
3.57 Some key facts arising from the URS transport study, relevant to the overall 

design of the strategic development, green infrastructure and potential effects 
on the wider landscape are summarised below: 

 
• The Local Transport Plan 3 Devon & Torbay Strategy 2011-2026 (DLTP3) 

(2011) has as two of its five transport priorities: 
o to make Devon ‘the place to be naturally active’ through investment in the 

leisure network, and  
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o to assist in supporting existing and future development of the town. 
• A number of bus routes operate along the A383 Ashburton Road and A382 

Bovey Tracey Road/ Exeter Road. 
• There are currently limited formal sustainable links such as pedestrian or 

cycle networks to the northwest of Newton Abbot.  However ‘Howton Road’ 
from the centre of the study area to Highweek, is currently designated as an 
‘advisory cycle route on quieter road’.  The report also makes an initial 
proposal to provide a cycle route which accompanies the Devon Lane, and 
which then crosses the A832 to follow Greycoat Lane to the east. 

 
Waterbodies 
 
3.58 There are no major rivers crossing the study area, however there are several 

small streams within and beyond the edge of it, several of which form part of 
the catchments for the River Lemon, Kester Brook and Barham’s Brook, 
located south of the A383.  One of these streams runs through winding and 
straightened channels to the west and east of Howton Lane.  Within the study 
area there are also a number of springs, scattered small ponds, and drainage 
ditches dug along the sides of some fields.  The main streams, ditches and 
waterbodies are shown on Figure LA008, based on data obtained from desk 
and site studies.  Further detailed mapping and appraisal of these features 
would be undertaken as the development proposals progress through further 
detailed design stages. 

 
3.59 A Flood Risk and Drainage Report was prepared for the study area by URS in 

December 2012.  This states that the proposed strategic development is 
wholly located within Flood Zone 1 and therefore has a low probability of 
flooding from tidal or river sources.  Information previously gained from the 
Environment Agency showed that an area of land to the east of Howton Lane 
was potentially located within Flood Zone 3, however this has been amended 
an is now designated as Flood Zone 1.  Groundwater flooding is also 
considered to be low risk, and the site does not lie within a ‘Source Protection 
Zone’ (SPZ) for an aquifer.  The report also states that the use of attenuation 
SuDS techniques are considered appropriate to manage future surface water 
associated with development, and opportunities exist to integrate surface 
water flow paths and ponded areas (where feasible).  This would assist in 
management of surface water and could provide wider biodiversity benefits 
through green and blue infrastructure. 

 
3.60 The report goes on to state that future development can be designed to avoid 

areas susceptible to ponding and appropriate use of sustainable drainage 
systems (SuDS) should be implemented to manage surface water.  There are 
also opportunities to incorporate rainwater harvesting facilities. 

 
Vegetation and Ecology 
 
3.61 Within the study area, the narrow lanes, and most of the fields are bound by 

dense, wide and mature hedgerows, which vary in height, so that some lie 
below eye level (around 1.5m height), while others provide partial visual 
screens, and others still with integral trees, create dense enclosing features to 
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parts of the land.  There are many trees, a large proportion of which are 
growing within hedgerows, although tree groups also form features on the 
most prominent hilltops, such as Daracombe Beacon.   In a few areas, the 
trees are coniferous, but by and large, the constituent species are deciduous 
and native. 

 
3.62 There are limited areas of woodland within the study area, forming relatively 

small blocks and frequently located on steeper slopes and higher areas of 
ground.  Larger, more extensive areas of woodland and plantation are located 
beyond the study area boundaries, around the A38, east of the A382 and 
south of the A383 around the Lemon River, and contribute, together with 
landform to the partial enclosure of the site from the wider Teignbridge 
landscape. 

 
3.63 The principal hedgerows and woodland blocks are shown on Figure LA008, 

based on data obtained from desk and site studies.  Further detailed mapping 
and appraisal would be undertaken as the development proposals progress 
through further detailed design stages. 

 
3.64 EAD Ltd produced an Ecological Deliverability Report for the study area in 

December 2012, based on an Extended Phase 1 Habitat Surveys of the site 
undertaken in October 2011 and November 2012.  The study area (termed 
‘the site’ in the report) for the survey focused on areas of land that do not 
already have planning approval from Teignbridge District Council, or which are 
not subject to current planning applications.  The survey also omitted 
residential houses and gardens. A summary of the key findings is set out 
below: 

 
• The site does not lie within or adjacent to any statutory designated site of 

nature conservation value.  The nearest statutory site is Lemon Valley 
woods, a Site of Special Scientific Interest (SSSI) designated for its ancient 
woodland and located 0.85km south of the site.  South Dartmoor Special 
Area of Conservation (SAC) lies approximately 7km northwest of the site. 

 
• Although not a designated site, a small section of the southwestern part of 

the site lies within a greater horseshoe bat ‘Strategic Flyway’ (key 
movement corridor), as defined by Natural England in 2010.   

 
• A number of protected species were recorded on the site, identified from 

previous records.  These include notable and scarce plants, invertebrates 
(butterfly, moth, cricket, beetle), amphibians (frog, toad, newt), reptiles 
(slow-worm, grass snake, adder), notable birds, and mammals (badger, 
otter, dormouse, bats). 

 
• The varied habitats present on the site comprise of amenity grassland 

within the two sports fields by the A383, arable fields, bare ground on 
access tracks and hardstanding, buildings (bat roost potential), dense and 
scattered scrub, hedgerows (species-rich and species-poor), improved 
grassland, plantation broadleaved woodland, scattered broadleaved and 
coniferous trees, dry ditches (many chocked with vegetation and fallen 
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leaves), running and standing water, poor semi-improved grassland and tall 
ruderal dominated by common nettle. 

 
3.65 The report states that it is considered unlikely that there are over-riding 

ecological constraints to the development of the site, the principal constraint 
relating to the location of a very small part of the site to the southwest within a 
defined flyway for greater horseshoe bats from the South Hams SAC.  
Potential impacts could be ‘designed out’ during scheme development.  Other 
constraints relate to the presence/ potential presence of protected and/or 
notable habitats and species, including ‘Important’ hedgerows, identified by 
criteria defined under the Hedgerows Regulations 1997.  The report notes that 
a further survey of the site would be required to determine the presence of the 
protected/ notable species. 

 
3.66 The report also comments on the potential for increased recreational impacts 

on adjacent statutory sites, including the South Dartmoor Woods SAC.  In this 
case, it comments that consultation would be carried out to determine whether 
an Appropriate Assessment was required, and if so, mitigation could be 
provided through the creation of public open space or Suitable Accessible 
Natural Greenspace (SANG), or through financial contributions to the South 
Dartmoor Woods SAC. 

 
3.67 The Hele Park Environmental Statement: Supplement (May 2012) produced 

by others on behalf of Commercial Estates Group also includes an ecological 
chapter relating to the development.  It states that the Supplement provides 
supporting information, describing in more detail the proposed landscape 
buffers and associated ecological mitigation measures.  The report states that 
the existing semi-natural habitats and wildlife interest of the site are 
predominantly associated with boundary features and the network of 
hedgerows within it.  These, as well as veteran trees are described as having 
been incorporated into the landscape design, providing resources for wildlife 
with key species being dormice, bats and birds.  In terms of impacts of the 
development, the report predicts ‘neutral’ residual impacts on hedgerows, 
grassland, broadleaved woodland, ponds, amphibians, birds, dormice and 
bats.  A number of mitigation measures are then set out to maintain this level 
of effect or change the effect to ‘positive’. 

 
Cultural Heritage 
 
3.68 Cultural heritage features identified from the desk study are shown on Figure 

LA003.  This shows that there are no Scheduled Ancient Monuments (SAMs) 
within the study area.  The nearest SAM is ‘Castle Dyke’ located within the 
existing urban area at Highweek, comprising a former Motte and Bailey, which 
has the appearance of a locally prominent hill with woodland cover.   

 
3.69 There are no designated parks and gardens within the study area boundary.  

The southern part of Stover Park Estate Grade II Registered Park and Garden 
of Special Historic Interest lies to the north east of the study area, and is 
physically and visually separated from the strategic development site by the 
A382 and woodland along the road and to the south of the Park.  The part of 
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the Park now used as a Country Park lies in the north section of the 
designated area between the A382 and A38.  Stover Park Estate is described 
as comprising 160 hectares of parkland, lakes and plantations, with 20 
hectares of gardens and pleasure grounds, around the house.  The site dates 
from the later 18th century to the mid-19th century.  The highest point of the site 
lies in the southwest corner (adjacent to neighbouring woodland), from where 
there are views to the north, east and southeast. 

 
3.70 There are several records for the listed buildings located within the study area, 

as set out below and as shown on Figure LA003: 
 

• The main building at Seale Hayne (Grade II) 
• No 22 Houghton Road (farmhouse, now 2 cottages, Grade II), and a barn to 

the south of it (Grade II) 
• Pump and Trough Near Junction of Bovey Tracey Road and Forges Cross 

(Grade II).  Note: this feature could not be found during site visits. 
• Hele Park and Attached Walls and Piers (house to south of A383, Grade II, 

falling with the application area for development at Hele Park). 
• Ringslade and Attached Walls Railings Gate Piers and Outbuildings 

(farmhouse, Grade II, located east of Ringslade Road) 
• 19 Whitehill Road (house, now 3 dwellings, Grade II). 
• Pair of Entrance Piers at East Entrance to Ingsdon School, Including the 

Flanking Walls (Grade II, located on the north side of the lane by Ingsdon 
Manor, at the northwestern edge of the study area). 
 

3.71 There are also two records for listed buildings located to the south of the A383 
in close proximity to the study area.  These are: 

 
• Mill House (house, formerly a mill and mill house, Grade II) 
• Millcross Bridge, about 10 metres south of A383 (crossing River Lemon, 

Grade II) 
 

3.72 Reference should also be made to the  Cultural Heritage Appraisal for 
Houghton Barton, prepared by URS (December 2012). 

 
 
Important Views 
 
3.73 Two site visits have been carried out, in August 2011 and March 2012, 

providing a contrast between views of the site during summer (full leaf cover to 
vegetation) and spring (very limited or no leaf cover).  The study area was 
driven and walked to gain an understanding of visibility and key viewpoints.  
Areas around the site were also visited to ascertain potential for views into it.   

 
3.74 The undulating nature of the study area and land surrounding it, mean that 

visibility varies greatly depending upon the elevation of the viewer, and 
presence of intervening visual screens such as buildings, hedges trees and 
woodlands.  While there is a high degree of intervisibility within a localised 
area, views into the study area are in fact limited to a fairly small area of land 
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beyond its boundaries, a consequence of the topography and landscape 
screening elements.   

 
3.75 A series of views across and toward the site are described below.  A 

representative selection of views is shown in the photographic record in 
Figures LA011 to LA020, while the location of these is shown on Figure 
LA010.  Given that few public rights of way cross the study area and there are 
no areas with open access, the majority of the photos were taken from roads 
and lanes within and surrounding the study area. 

 
Views within the eastern part of the study area  
 
3.76 The existing quarry, while deep and covering an extensive area, is not 

immediately apparent in views from areas surrounding it, partly due to hedges 
and trees growing around the periphery of its upper edges and in the 
intervening landscape, and partly a consequence of the lack of existing public 
access around the study area.  Nevertheless, the quarry is partly visible from 
farmland around the steep side slopes of Daracombe Beacon and from a few 
residential properties at the northern-most edges of Highweek.  There are also 
glimpses from parts of Ringslade Road and the A382, and from Staplehill 
Road looking south across the Plants Galore site.   

 
3.77 In addition, steep slopes rising towards the southeastern quarry edge are 

glimpsed between roadside vegetation along Howton Road, and there are 
views towards the upper edges of the quarry from areas of higher ground 
within the eastern part of the study area such as from the Seale Hayne 
campus and from the junction of Howton Road and Perry Lane.   

 
3.78 North of the quarry, the garden centre is partly enclosed by surrounding 

vegetation, but with views from the eastern end of Staplehill Road and from 
the A382.  While the roofs of its buildings are also visible from prominent 
areas of high ground, for example from parts of the Seale Hayne campus, 
generally this employment site is reasonably well screened from views by 
topography and vegetation.   

 
3.79 Land in the northeastern part of the study area, to the north and east of 

Staplehill Road, and neighbouring agricultural land is visible from this lane, 
and from the A382, with limited screening by roadside hedges and a few trees 
(see View 1).  Generally, this area is well contained by steep rising ground to 
the west and south of Staplehill Road, and there are only limited views into it 
from surrounding areas.  From this area, there are views to woodland along 
the western side of the A382 and towards the distant hills of the Dartmoor 
National Park (see View 2). 

 
Views within the central part of the study area  
 
3.80 Land between the northwestern edges of the quarry and the Seale Hayne 

Campus comprises undulating ground, divided by narrow lanes which dip 
sharply down and then rise up the valleys.  From areas of high ground, or from 
breaks in hedgerows there are some medium-distance views across the study 



Landscape & Visual Appraisal  Houghton Barton, northwest Newton Abbot, Devon 
___________________________________________________________________________________________ 

__________________________________________________________________________________________ 

Savills  30 December 2012 

area and from limited areas, there are more distant glimpses towards the 
wider landscapes to the east.  The higher, more open viewpoints contrast with 
the lower lying enclosed valleys where views out are limited to adjacent areas 
of farmland, and the main visual features are the cottages and farms 
alongside the lanes (see Views 3 and 4).   

 
3.81 The parts of the study area contained by Howton Road, Howton Lane and 

Ashburton Road (A383), are generally lower lying, and less steeply undulating 
than other areas.  However, within this broad zone, there are several localised 
landscape areas with contrasting characteristics, which in turn influence views 
within and out of these areas.  Land around Daracombe and Mile End south of 
Howton Road, and consented for development, contains some areas of small 
scale fields enclosed by hedges and trees, with some areas of copse 
vegetation, creating an intimate, enclosed feel with limited views out (see 
Views 5 and 6).  Howton Road itself is generally well enclosed by property 
walls, Devon banks, and other vegetation. 

 
3.82 In contrast, the neighbouring farmland to the west and the golf course are 

more open, in spite of the presence of some tree planting on the golf course 
and trees in boundary hedgerows.  From some locations there are medium 
and longer distance views across the study area, and to landscapes and built 
areas beyond (see Views 7-8).  

 
3.83 Land south and east of Howton Lane is nearly flat in the lower section by the 

A383, but rises to the north.  The lower lying areas are used for playing 
pitches and arable cultivation, while the higher slopes tend to be grassed, and 
with a greater proportion of vegetation (see Views 9-10).   

 
3.84 The A383 Ashburton Road is enclosed along much of its length by vegetation, 

but there are glimpses between this, and at junctions, towards the study area 
(see Views 11-12).  The road and study area are visually enclosed to the 
south by steep slopes and prominent hills north of the Lemon River Valley.  
While these slopes and ridges are visible from the study area, there is very 
limited public access to these slopes to allow corresponding views northwards 
(see View 13). 

 
3.85 Land west of Howton Lane is also low lying and fairly level in the southern 

area, before rising across fairly gentle slopes below the western extents of the 
Seale Hayne Campus.  Here, there are large open agricultural fields allowing 
views across the central part of the study area.  The area includes existing 
training pitches by the A383 (see Views 13-14).   Further west, the land falls 
towards the lane which runs north from Mill Cottage towards Ingsdon Manor.  
West and northwest of Seale Hayne the land rises much more rapidly, to 
steep slopes and prominent hills north of the campus and Ingsdon Manor  

 
3.86 The main listed building at Seale Hayne, located on a prominent and elevated 

area of ground is visible from a wide surrounding area, including from the 
A383, from land near Ingsdon Manor and from the existing urban edge at Mile 
End.  Maintaining some views towards this landscape feature would be an 
important aspect of any development around it.  From the Seale Hayne 
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campus itself, gaps between buildings from elevated ground allow long views 
across the site, to nearby surrounding hills and to distant landscape areas.  
From the slopes north of the campus (private land), there are views across an 
extensive area of landscape to the north of the study area and towards 
Dartmoor.  This ridge, and nearby elevated ground creates a screening 
element to views of most of the study area from the landscapes to the north. 

 
Views within the western part of the study area  
 
3.87 This western part of the study area is undulating, with some steep slopes, and 

is more distant from Newton Abbot than other areas.  Nevertheless, while 
views out from low ground are restricted by topography, there are views from 
high ground across the study area to Seale Hayne and towards Newton 
Abbot, maintaining the sense of a relationship to the existing built up areas.  
However, given that this area does have a more rural character, it is 
recognised that a more sensitive approach to development would be required. 

3.88 The lower section of the lane leading north from the A383 at the junction with 
Mill Cottage is generally low lying and enclosed along much of its length.  
However, as this rises towards Ingsdon Manor there are views over clipped 
lane-side hedges or fenced boundaries, and at field gates of the rolling 
landscapes on both sides of the lane, which includes both grazing land and 
arable fields, as well as areas of woodland.  Similar views are available from 
the public footpath by Ingsdon Manor albeit partly obscured by topography 
(see Views 15 and 16).  There are also views of extensive plantation 
woodland including conifers on the slopes above the Lemon River and Kester 
Brook, located to the south of the A383.  These latter slopes have little public 
access and serve to limit views towards the study area from landscapes south 
of this road. 

 
Views from Newton Abbot towards the study area 
 
3.89 From the southern built up slopes of Newton Abbot, and open land west of 

this, there are clear views of the prominent hill of Highweek and the Church of 
All Saints near its summit, as well as views west along the Lemon River valley.  
However, it is difficult to discern the site from these areas, in part due to the 
screening effect of the ridgeline and woodland on the south side of the A383 
(see views 17 and 18).  Parts of the study area are visible from the existing 
settlement edges at Mile End, south of the A382, from Littlejoy Road and from 
Mile End Road (see views 19 and 20). 

 
Summary of Views 
 
3.90 The hills and ridges that surround the study area contain views and limit the 

extent of its visibility to a relatively small area.  Furthermore, the robust 
network of hedges, trees and woodland within and around the site, create a 
secondary level of visual enclosure, restricting views towards the fields within 
the site and creating the appearance of a strong landscape structure.  
Nevertheless, it would be important to consider the overall effect of 
development on the character and visual qualities of the site, and how this 
affects both views of the site and views beyond it.  It would also be important 
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to carefully consider the amenity of the existing residents located within and 
close to the study area boundaries, and to maintain views towards the main 
building at Seale Hayne and the associated clock tower. 

 
3.91 There are views into the site from the bounding roads, however the drivers 

using these are likely to be travelling at relatively high speeds.  Road users 
are typically considered to be ‘low sensitivity’ receptors, due to the fleeting 
nature of the views.  Nevertheless, the experience of road users would be 
important to consider, as well as the impression that any new development 
along these roads creates for drivers approaching the town. 

 
3.92 While it is recognised that development within the study area would be visible 

from surrounding areas to a degree, the extents of the zone of visual influence 
for any potential development (areas containing visual receptors with views of 
it) would be constrained to a limited area, and would benefit from an instant 
visual filter provided by the existing vegetation.   

3.93 Potential views from more distant locations (such as Dartmoor) towards the 
site are also constrained by topography and vegetation in the intervening 
landscapes.  Any potential distant views towards the study area from these 
areas are likely to only include a small part of the development, and this would 
be seen as part of a wider panoramic scene.  Whilst the potential distant views 
are from generally rural areas, from these locations the site tends to be seen 
within a broader landscape context of agricultural land with existing urban 
influences.  These include major transport corridors and associated lighting 
and signage, electricity pylons and several tall masts and associated built 
structures.   

 
3.94 This appraisal shows that the views towards the site are generally limited in 

geographic extents.  It also shows there are relatively few high sensitivity 
visual receptors that either have existing views of the site or whom would have 
views of the proposed development.  The available views into the site tend to 
be partially restricted by surrounding vegetation and topography and, in some 
cases, by the presence of existing buildings.   

 



Landscape & Visual Appraisal  Houghton Barton, northwest Newton Abbot, Devon 
___________________________________________________________________________________________ 

__________________________________________________________________________________________ 

Savills  33 December 2012 

4. Mitigation recommendations, development capacity and proposals 

Mitigation Recommendations 
 
4.1 The following recommendations are based on and summarise the landscape-

related policies and guidance applicable to the study area, and the need to 
minimise any adverse landscape and visual effects arising from potential new 
development: 

 
• New development to reflect and respond to the overall pattern and form of 

existing settlements, especially its relationship to land and water, and 
should maintain contrasts between different (character) areas. 

 
• Respect existing and historic field patterns, make efficient use of land, and 

work within the existing landforms.   
 
• Protect and manage characteristic landscape features such as narrow 

lanes, existing Devon banks, hedgerows, trees and woodlands and historic 
features such as bridges over rivers, important buildings or monuments.  
Protect sites of wildlife importance.  Reinforce this network by creating new 
green infrastructure features which are consistent with the local landscape 
setting, complement the locality and help achieve biodiversity and GI 
objectives.  Provide biodiversity ‘offsetting’ measures where appropriate. 

 
• Development should be of high quality design and layout respecting the 

character of the site and its surroundings.  Pay attention to siting, layout, 
scale and appearance, including in relation to existing built and recreational 
areas, and the amenity value of these.   

 
• Make use of local/ vernacular materials where appropriate, and reflect 

settlement form such as nucleated settlements where appropriate.   
 
• Contribute to improvements to the road network.  Associated lighting to 

roads and built areas, and any noise generated by these to be unobtrusive 
and not affect tranquil areas. 

 
• Create safe, attractive and vibrant places with clearly defined public and 

private spaces that are accessible to a range of users.  Create links to the 
existing built area. 

 
• Contribute to health and well-being through the provision of opportunities for 

outdoor recreation. Protect existing recreational routes and create a new 
network of pedestrian and cycle links throughout the built environment.  
These can also provide connections to the surrounding countryside. 

 
• Use existing vegetation and new planting to integrate development with the 

surroundings, and provide green infrastructure that also links existing 
settlements with the surrounding landscape.  This planting could also 
contribute to the improvement of the landscape settings of existing 
settlements, and protect the settings of built and semi-natural features. 
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• Support local and community food growing through provision of allotments/ 

community growing areas and orchards. 
 
• New development to be sympathetic to existing views including towards the 

Dartmoor National Park, and from existing buildings.   
 
• Protect extensive views to/from prominent and distinctive hilltops, 

ridgelines, skylines and landmarks.  Protect the scenic quality of the 
landscape. 

 
• Protect the landscape, recreation and water storage value of river corridors.  

Make use of sustainable drainage elements within developments. 
 
• Protect historic parkland, the setting of listed buildings and the contribution 

that the Lemon Valley makes to the setting of Newton Abbot.  
 

Development capacity 
 
4.2 Taking into consideration the findings of the baseline study, and potential for 

landscape and visual effects, the study area has been sub-divided into several 
categories of ‘development capacity’.  These are set out below and illustrated 
on Figure LA009.  This demonstrates that there are a range of suitable areas 
for development. While the opportunities and constraints of the study area, 
notably its varied topography mean that there are other areas considered 
more sensitive to the type of development proposed for landscape and visual 
reasons, with a sensitive approach to development, which respects the 
existing settlement patterns of more rural areas, these parts could also be 
considered for potential development.  This appraisal covers all parts of the 
study area, including those subject to existing planning applications and 
consents for development. 

 
‘Very limited’ parts of the study area   
 
4.3 The existing large quarry within the study area is currently active.  The deep 

excavations would mean that at least some degree of infill would be required 
as part of a restoration and remediation strategy well in advance of the 
implementation of any development.  This area is therefore considered to 
have very limited development potential.  Given that the area is subject to 
restoration proposals, it is possible that in future this area could become an 
area of green infrastructure with both biodiversity and leisure facilities.  It has 
been included within proposed Local Plan policy NA1 for Houghton Barton as 
an area of GI, integral to a proposed ‘local corridor’ identified by the Teign 
Green Network 2011. 

 
‘Restricted’ parts of the study area   
 
4.4 The most restricted parts of the study area in terms of capacity for 

development are the areas containing very steep, undulating topography, 
and/or prominent hills, slopes or ridgelines (see western areas to right in View 
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16).  These areas include the slopes and hills to the north and northwest of 
Seale Hayne, and sweeping around to the west of South Knighton.  This 
restricted area also includes the line of hills and slopes which form a ridgeline 
south of the A383, following the Lemon Valley and connecting brooks and 
streams, and are considered to have very limited development capacity.   

 
4.5 On the whole, these elevated and undulating areas have a sense of 

separation from the existing settlement fringes at Newton Abbot, and parts 
contain locally designated landscape areas and sites of importance to wildlife.  
In the case of the Lemon Valley, the is recognised in the adopted Local Plan 
(1996) as forming an important landscape setting to Newton Abbot, although 
this designation has not been brought forward in the Proposed Submission 
Local Plan (November 2012).  Combined, these slopes are an important 
landscape feature creating a backdrop and enclosing element to the study 
area.  To the north and west, the slopes also create a degree of physical and 
visual separation between the study area and more distant landscapes, 
including Dartmoor National Park. 

 
 4.6 Given the proximity of these areas to more rural landscapes, there would be 

potential for adverse impacts on the landscape character and setting of the 
land adjacent to the study area if developed.  Furthermore, development on 
the highest areas of land encircling the study area has the potential to be 
visually prominent, to affect intervisibility between the hills and ridges 
surrounding the study area and Newton Abbot, and to be visible from 
Dartmoor.  Therefore within these areas, due to the restricted development 
opportunity, the rural landscape would remain largely intact. 

 
4.7 These areas of high ground at the periphery of the study area would however, 

have the potential to provide a robust enclosing landscape framework and 
green backcloth to the strategic development area, similar to the form of 
existing settlements within the district. 

 
‘Moderate’ parts of the study area   
 
4.8 The parts of the study area considered to have a moderate capacity for 

development on the whole comprise the lower slopes below elevated land 
considered to be restricted for development.  These ‘moderate’ areas are 
located in the northern and western-most parts of the study area (see Views 
15 and 16), at the fringes of the Lemon Valley to the south (see View 13), and 
around Whitehill and Daracombe Beacon to the east (see Views 8 and 17).  
These areas contain areas moderate to steeply sloping ground, with some 
prominent hills or slopes, but also other areas less prominent due to 
topography or enclosing vegetation.  Due to the proximity of these areas to the 
most steeply undulating land and more remote areas, there is some potential 
for effects on landscape character and views. 

4.9 Nevertheless, existing development in Teignbridge typically extends up steep 
slopes, along ridges and across prominent areas of ground, while maintaining 
a sensitive relationship with the surrounding landscape and avoiding adverse 
visual effects (see Views 15, 17 and 18).  In addition, some more sensitive 
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landscape areas have been accepted in principle for development by the local 
planning authority, either through planning consents, or proposed 
development allocations.  These include areas of prominent and/or high 
ground, including land within defined Teignbridge Landscape Character Area 
1E ‘Wooded Ridges and Hilltops’, as well as land identified as exhibiting 
characteristics of ‘medieval enclosures’ or as ‘former orchards’ as identified by 
the Devon Historic (see Views 5 and 6, 8, 19 and 20). 

 
4.10 Within the parts of the study area considered ‘moderately’ sensitive in 

landscape and visual terms, it is considered that opportunities do exist for 
development where a sensitive approach is taken, which respects the local 
topography, existing landscape features and setting, as well as the amenity of 
any potential visual receptors.  In areas of more undulating ground, this may 
require an approach based on for example, nucleated settlement areas, 
surrounded by and with integral areas of green infrastructure, and containing 
lower density development.  

 
4.11 It is recommended that any development within these ‘moderate’ areas would 

also be accompanied by a comprehensive landscape strategy that retains 
undeveloped land at the development edges, and is accompanied by structure 
planting appropriate to the character of the local landscape, implemented to 
provide a robust, early landscape setting and partial visual screening.  Where 
these moderately sensitive areas are located on lower lying ground, such as 
alongside the A383m the approach could be different, with strengthening of 
bounding hedgerows and trees, and integration of green spaces and corridors, 
providing a leafy landscape setting to development and filtering views from 
nearby roads and existing buildings.  

 
Core development potential 
 
4.12 The areas of the site considered most suitable for development are the areas 

typically characterised by lower lying ground and more gently undulating 
topography, in relatively close proximity to major roads, with a number of 
existing buildings, and/or comprising large fields bound by managed 
hedgerows (see Views 9, 10, 13 and 14).  Further visual enclosure within 
these areas is already provided to many of these areas by a pattern of 
hedgerows bounding fields and lanes with hedgerow trees, and small copses.  
These areas also typically allow some views towards Newton Abbot, retaining 
a sense of connection with the settlement.  Whilst it is recognised that some of 
these views would be curtailed by the consented and proposed developments 
within the study area, nevertheless, careful detailed design could maintain a 
degree of intervisibility with the existing settlement, for example along 
sustainable transport/green infrastructure corridors. 

 
4.13 Within the areas considered most suitable for development, development 

could be integrated into the existing form and pattern of the landscape 
features such as topography, lanes, water features, and existing vegetation.  
In turn the proposed development could make use of these features to create 
a settlement that responds to landscape character and patterns, makes use of 
the screening benefits of topography and vegetation, and integrates a network 
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of green infrastructure that incorporates sustainable movement corridors and 
water management/drainage features.  By making use of these features it 
would also be possible to maintain intervisibility between areas of high ground, 
and view corridors to key landscape features, such as prominent, wooded/ 
treed hills at Daracombe Beacon and to the northwest of Seale Hayne (see 
Views 7 and 8). 

 
4.14  The areas of core development potential offer the opportunity to integrate new 

development in the form of a new neighbourhood that is physically connected 
with the existing settlement and to the surrounding countryside.  The 
development would enable an improved link to be established between the 
A382 and A383, which would be in the form of a street through the built area, 
with overlooking buildings, and tree planting and enabling access to a new 
focal centre.  Flatter areas of land could offer potential for formal recreation 
areas or community buildings, while the steepest slopes could be retained for 
biodiversity features.  

 
4.15 Within this core area of development potential, retained vegetation, mitigation 

planting and new managed open spaces could also offer the opportunity to 
both improve the relationship of the existing settlement to the rural fringe 
landscape while enhancing the overall appearance of the western edge of the 
settlement when viewed from areas of high ground to the north and west of it.   

 
Incremental development potential 
 
4.16 Land in the southeastern part of the study area is characterised by an intricate 

pattern of fields with multiple land ownerships, and incorporating very steeply 
sloping land and prominent hills including Daracombe Beacon and the fringes 
of Whitehill.  These constraining factors mean that any development is likely to 
be delivered on an incremental basis, through relatively small land parcels.  
These would have limited capacity to deliver key infrastructure benefits, such 
as multi-functional green infrastructure corridors linking to the countryside.  In 
addition, there is strong local policy and guidance support for the protection of 
the settings of the ‘Seven Hills of Newton Abbot’, including Daracombe 
Beacon and Whitehill, and to retain these as key landscape characteristics of 
Newton Abbot.   

 
4.17 If any development were to be delivered in these areas, a very sensitive 

approach would be required, which takes into careful consideration the 
amenity of the adjacent residential areas, the setting of the prominent hills, 
and the importance of the vegetation on and surrounding the hills and sloping 
ground.  Development here should also not compromise the future potential to 
provide accessible green infrastructure links between the existing settlement, 
land to the northwest of it and the wider countryside. 
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5. Summary and Conclusions 

Policy context 
 
5.1 An area of land at Houghton Barton to the northwest of Newton Abbot is being 

promoted for development as part of strategic allocations emerging through 
the Teignbridge District Local Development Framework.  The Teignbridge 
Proposed Submission 2013-2033 (November 2012) includes Policy NA1 
‘Houghton Barton’ relating to a “sustainable, high quality mixed use 
development”.  This is supported by Policy S14 ‘Newton Abbot’, which seeks 
to allocate land for employment and homes, to upgrade existing formal 
recreational facilities and create new ones, to improve the road network 
including walking and cycling routes, and to implement the Teign Green 
Infrastructure Strategy. 

 
5.2 Two policies relate to the provision of green infrastructure – Policy HT3 Heart 

of Teignbridge – Green Infrastructure (new policy) and Policy WE11 – Green 
Infrastructure.  The former seeks to maintain individual identity of places, and 
is supported by the policies that are intended to deliver local level community 
aspirations and visions.  It also seeks, for example, no net loss of GI through 
development, creation of networks of continuous strategic green corridors and 
increased tree planting, as well as protection and enhancement of existing 
features such as Stover Country Park, local rivers and heritage assets.  Policy 
WE11 seeks the maintenance and expansion of a comprehensive green 
infrastructure network promoting good accessibility to GI for all, and sets out a 
series of elements that will be promoted through determination of planning 
applications.  These are stated to include enhancing the functionality, quality 
connectivity and accessibility of green infrastructure assets, establishing 
corridors for movement of people and species, and public open space 
designed as part of the overall green infrastructure and layout of the site. 

 
5.3 Policy WE11 also sets a standard of “at least 10 square metres per dwelling of 

children’s and young persons’ play space” and “provision of about 100 square 
metres per dwelling of other forms of green infrastructure including playing 
pitches, allotments, parks, biodiversity enhancement and natural greenspace”.  
The rationale for these figures is not given in the policy, and while the 
accompanying policy notes state that it ensures sufficient green infrastructure 
is delivered in accordance with the Teignbridge Green Space Strategy 2009, 
the policy requirements are inconsistent with those set out in this document.  

 
5.4 The study area includes land subject to proposals and consents for residential 

and mixed use development at Mile End/ Lemon Grove (Persimmon Homes – 
partly under construction), Daracombe Park (Eagle One Limited), Hele Park 
(Commercial Estates Group Ltd), and at Seale Hayne (Dame Hannah Rogers 
Trust).  These developments would alter the land use and character of the 
study area. 

 
5.5 The study area does not lie within or close to any designated landscape area. 

The adopted Teignbridge Adopted Local Plan 1989-2001 (1996) previously 
designated part of the River Lemon valley south of the study area as a ‘Site of 
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Local Amenity Importance’, however, this policy was not ‘saved’ in 2007.  The 
Dartmoor National Park is located at least 0.9km from the site at its nearest 
point.  

 
5.6 The existing and emerging planning policy and guidance seek to protect the 

built, natural and semi-natural features which combined, give the landscapes 
around Newton Abbot their distinctive characteristics.  Nevertheless, the Local 
Plan states in draft Policy S14 that Newton Abbot will be a centre with “an 
active community whose members are involved in building an exciting future 
based on tradition, sustainability and openness to change.” The Plan also 
states that key proposals for Newton Abbot include to “create a 
comprehensive green infrastructure network across the town and linked to 
nearby settlements and countryside.” 

 
The study area and key views 
 
5.7 The study area is bound to the south by the A383, to the east by Newton 

Abbot and to the northeast by the A382.  As well as supporting arable and 
pasture land, the area contains a care/ training facility within at Seale Hayne 
(Dame Hannah’s), a large working quarry (clay pits), two lines of metal pylons 
carrying high voltage cables, timber pylons carrying telephone lines, Plants 
Galore nurseries and garden/ visitor centre, several cottages and farmsteads, 
and a golf club.  There are no public footpaths or bridleways crossing the 
study area, however a few existing ones come within close proximity to it to 
the northeast and west. 

 
5.8 A series of narrow lanes and tracks cross the study area, and link to Newton 

Abbot, to the A382 and A383, and to the A38 to the north.  Most of these are 
edged with clipped hedgerows, with some trees in areas.  An Ecological 
Delivery Report (December 2012) for the study area by EAD Ltd, shows that 
while the site contains, and has the potential for, flora and fauna which is 
‘protected’ or ‘notable’, it concludes that there are unlikely to be over-riding 
ecological constraints to the development of the site.  The report also notes 
that given the relative proximity of the study area to the South Dartmoor 
Woods Special Area of Conservation (SAC), should any significant effects be 
identified as a consequence of increased recreational pressure on this area, 
then mitigation could be provided through the provision of public open space 
or Suitable Accessible Natural Greenspace (SANG). 

 
5.9 A number of watercourses, streams, ponds and drainage ditches are located 

within the study area.  These water features are an important asset of the site, 
providing drainage and enabling opportunities for a variety of habitats.  These 
should be retained as far as possible, as open water features within the 
development, integrated where practicable into a sustainable drainage 
strategy, and contributing to the green and blue infrastructure and biodiversity 
value of the site. 

 
5.10 There are no Scheduled Ancient Monuments within the study area.  A number 

of existing buildings and structures within and close to the study area are 
Grade II Listed Buildings and include cottages and associated walls, a barn, 
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gate piers and flanking walls, and the main building at Seale Hayne.  While 
records indicate the presence of a Grade II listed ‘Pump and Trough Near 
Junction of Bovey Tracey Road and Forges Cross’, this could not be found 
during site visits. 

 
5.11 The wider landscapes surrounding the site are varied and include the Bovey 

Basin to the east, which is well wooded, but characterised by the features of 
an extensive active and redundant ball clay extraction industry.  This area also 
includes Stover Park, included on English Heritage’s Register of Parks and 
Gardens of Special Historic Interest (Grade II).  This is visually separated from 
the study area by dense plantation woodland.   

 
5.12 North of the study area by the A38 there is a large industrial estate at 

Heathfield, accessible forest at Stover Country Park and Great Plantation, and 
a leisure/ shopping facility at Trago Mills, with a nearby care home.  The 
southern edge of Dartmoor National Park fringes the northern edge of the 
A38.  The most dense concentration of settlement is focused around Newton 
Abbot and the surrounding settlements of Kingsteignton, Kingkerswell, East 
Ogwell and Abbotskerswell. 

 
5.13 The topography of the study area is undulating, however the central and 

southern parts and land to the northeast are relatively low lying and gently 
rolling.  The western and northern extents of the study area, and land to the 
southeast, are more steeply undulating and include some notably prominent 
hills and ridges that provide physical and visual enclosure from the wider 
surrounding landscape.  The vegetation within and surrounding the study area 
provides a secondary level of enclosure limiting views except from areas of 
higher ground and steep slopes.   

 
5.14 There are views towards the prominent hills and slopes which are located 

within and around the study area, seen from the roads and lanes in the local 
area.  However, few of these areas of land currently include public access, 
except in the form of a few narrow lanes which cross them and intervisibility 
between these areas is restricted.  From a few locations within the study area, 
for example from land near Forchess Cross and from the ridgeline to the north 
of Seale Hayne, which is private land, it is possible to gain views towards the 
southern foothills of Dartmoor.  In addition, parts of Dartmoor are also visible 
from the few accessible north-facing slopes within the Lemon Valley to the 
south of the A383 that overlook the study area.  There are limited numbers of 
visual receptors within and surrounding the site and it would be important to 
consider their amenity in any proposed development.  

 
Landscape character and capacity for development 
 
5.15 Devon Landscape Character Assessment shows that the study area falls 

mainly within the Denbury & Kerswell Farmlands landscape Character Area 
(LCA), with the eastern areas by the A382 included within the Bovey Basin 
LCA.  Teignbridge District Landscape Character Assessment (2009) divides 
the study area into a series of more detailed character areas.  This shows that 
the southern and central parts of the site fall within LCA4G: Settled Valley 
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Floors while land to the north, northwest and east falls within LCA 1E: Wooded 
Ridges and Hilltops.  Land to the east by the A382 forms part of LCA4D: 
Lowland Plains.  Guidelines and recommendations for these areas include an 
overall strategy of conservation, enhancement and restoration relating to 
vegetation, cultural heritage assets, views and landscape features, as well as 
protecting and enhancing the setting of Newton Abbot.  In relation to new 
development, the guidelines include respecting settlement patterns and 
vernacular character, views, vegetation, historic field patterns and lanes, and 
ensuring built areas are well integrated into the landscape. 

 
5.16 As part of the landscape and visual appraisal, a strategy for development 

capacity of the study area has been developed, based on the landscape, 
topography and other constraints and opportunities, including those identified 
by others.  This shows that parts of the study area have very limited and 
restricted development capacity, such as the working quarry and very steep 
hills, ridges and slopes to the north and west.  However, areas considered to 
have ‘moderate’ development capacity have been identified as intermediate 
areas between the ‘restricted’ parts and most suitable parts of the study area.  
These moderate areas are typified by an undulating landscape with some 
steeper slopes, where there is some development potential subject to a 
sensitive, landscape-led approach, and applying lower densities and well 
considered areas of green infrastructure. 

 
5.17 The study has identified the core development potential of the study area as 

including the southern and central areas, and land to the north east, which is 
generally more low lying and gently undulating, and benefitting from visual 
enclosure by topography and vegetation.  A further category of incremental 
development capacity has been identified for land at the northern fringes of 
Newton Abbot and in the southeastern part of the study area, where there are 
multiple land ownerships.  This area also includes some sensitivities such as 
very steep slopes and the prominent hills of Daracombe Beacon and Whitehill, 
and the listed building at Seale Hayne, itself located on a prominent slope. 

 
5.18 The capacity study shows that the study area contains many areas with 

opportunities for development, provided that at detailed design stage, 
development proposals respect existing landscape characteristics and built 
features, make use of existing topography and vegetation to fit development in 
the landscape, and integrate a comprehensive structure of green infrastructure 
that could deliver benefits to new residents and the existing settlement.  This 
should be designed taking into consideration the Council’s Teign Green 
Network (2011), Green Spaces Strategy (2009) and Local Plan policy relating 
to green infrastructure. 

 
5.19 Any development should follow established good design principles to provide 

a high quality new neighbourhood, that emphasises non-vehicular modes of 
transport, encourages sustainable and healthy lifestyles, and supports and 
promotes the protection and appreciation of natural and historic assets.  A 
safe, secure and easily accessible built area, with walkable neighbourhoods 
would be important objectives of the development, as well as providing 
sufficient and appropriate open spaces, recreational facilities and play areas.  
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5.20 Development should create a logical extension to the existing and future built 

areas of Newton Abbot, with strong links between these areas and 
connections to an integral network of green infrastructure.  This should make 
positive use of existing vegetation and create new areas of planting with 
opportunities to provide local food sources.  Proposals should also take 
opportunity where appropriate to enhance the appearance and setting of the 
northwestern edges of the town with landscape mitigation measures, and to 
protect the most prominent hills and slopes.  In this way, the new built area 
would be consistent in terms of views, with existing settlements within the 
district, which are visible in part from prominent areas of ground and which are 
built across undulating slopes, but which benefit from a robust landscape 
setting and backdrop, minimising wider landscape and visual impacts. 

 
5.21 In summary, with appropriate masterplanning and a sensitive approach to 

design, working within the constraints and opportunities of the study area, 
responding to positive existing urban and landscape characteristics, and fully 
integrating multi-functional and accessible GI, it is considered that a large part 
of the study area could be developed in a manner consistent with existing 
landscape characteristics.  This could also be achieved in accordance with the 
existing and emerging landscape-related policies and guidance, while 
delivering significant green infrastructure benefits to existing and new 
residents as part of a robust landscape mitigation scheme.  
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Appendix A: Landscape Character Assessments 

National Landscape Character Assessment 
 
A.1 Natural England now manages the character assessment work carried out by 

the former Countryside Agency.  This shows that Newton Abbot and 
surrounding areas to the north, west and south lie within National Character 
Area (NCA) 151: South Devon.  This is described as a landscape of rounded 
hills without a strong pattern, separated by steep, wooded valleys.  Rivers 
rising on Dartmoor cut through the plateau and include the wide valley of the 
River Bovey, where there is a distinctive landscape of ball clay extraction, with 
historic canal and railway links, built to transport clay.  The Bovey Basin is also 
described as being ringed by wooded hills. 

 
A.2 The agricultural landscape of South Devon is described as having a patchwork 

character, with larger fields on high, flatter land and a more intact, smaller field 
pattern on valley sides.  A network of Devon banks with trimmed hedges and 
few trees, separate irregular shaped fields, which are in mixed cultivation.  The 
hedges give a sense of enclosure along lanes connecting farmsteads and 
hamlets.  Villages and towns occur in sheltered valleys, and larger settlements 
are still mainly agricultural market towns.   

 
A.3 Future actions set out for NCA151 South Devon include: 
 

• Any new development should reflect the overall pattern and form of 
settlement, especially its relationship with land and water. 

• Conservation and appropriate management of existing woodland, 
hedgerows and hedgerow trees should be considered. 

• Incremental improvement of the road network, including function alterations 
and signing needs to be addressed. 

• Contrasts between different parts of the area should be maintained. 
• Conservation and restoration of orchards should be addressed. 

 
A.4 East of Newton Abbot and the Bovey Basin, land falls within NCA148: Devon 

Redlands.  This is described as a varied, hilly landscape, cut through by 
steep-sided valleys with wide floodplains towards the coast.  The Teign Valley 
is a defining feature.  Villages, hamlets and farmsteads occurring in areas with 
hedgebanks and sunken, winding lanes, contrast with urban development, 
roads and railways, which influence landscape character.  There are also 
large parks and manor houses near the towns. 

 
A.5 In terms of vegetation cover, the Devon Redlands are described as including 

large woodlands on steep valley sides, as well as smaller irregular woods and 
copses, and many trees including within hedgerows.  Tree cover is enriched 
by parks around small manor houses.  In the lower valleys there are open 
flood meadows with little tree cover, extending to open saltmarsh on the coast.  
Field patterns are described as irregular, and farming is mixed.  It is stated as 
being important to manage and restore hedgerow trees, Devon banks and 
small farm woodlands to retain the character of the landscape of NCA148. 
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Regional Landscape Character Assessment 
 
Devon County Landscape Character Assessment (2012) 
 
A.6 There are three regional landscape character areas associated with the 

Houghton Barton study area. 
 
A.7 The Devon Landscape Character Assessment (2012) shows that the majority 

of Newton Abbot, and land to the west of the town, both to the north and south 
of the A383, falls in the defined Teignbridge Area, within Landscape 
Character Area (LCA): Denbury & Kerswell Farmlands.  This encompasses 
the majority of the study area to the northwest of the town 

 
A.8 The landscape is described as an undulating and elevated plateau, with 

notable hills.  The hills are distinctive in their form and patterns of woodland 
cover, are prominent in views, and reflect the underlying limestone geology.  
Between the hills there are small streams and springs, while the River Lemon 
and Aller Brook (west and south of Newton Abbot), create more substantial 
valleys, the former being narrow and well-wooded.  In places, there are distant 
views to Dartmoor, creating strong sense of place, and the prominent hills and 
Lemon Valley gorge form a valued rural setting to Newton Abbot.  The lower-
lying areas and river valleys have more intimate, enclosed landscapes. 

 
A.9 The Denbury & Kerswell Farmlands are also described as reflecting rural 

history in terms of medieval field patterns, remnant commons, a dense 
network of winding lanes and nucleated settlements.  However, the area is 
also described as containing more modern elements including railway lines, 
pylons, quarrying and landfill activity, and housing development.  The 
limestone geology is also expressed in local vernacular buildings and walls, it 
influences vegetation types, and is visible within quarries and at rock outcrops.  
Slate, cob and thatch are used in older buildings, while modern developments 
make use of brick and render. 

 
A.10 Other features of this LCA include: 
 

• Large power lines and a mainline railway cut across the landscape. 
• Broadleaved and mixed woodland, some ancient, often on distinctive 

hilltops or steep valley slopes.  Natural regeneration occurring in former 
quarry sites. 

• Irregular patchwork of pasture and arable fields delineated by treed 
hedgebanks.  

• Network of winding, narrow lanes contrast with linear routes of power lines 
and railways. 

• Sense of tranquility disturbed close to A381, A380 and A383. 
• Leisure developments along the A383 and A38, and on the outskirts of 

Newton Abbot e.g. golf courses and garden centres. 
• Cultural heritage features include Schedule Ancient Monuments (SAMs), 

nucleated settlement, hillforts, occasional old orchards (e.g. Kester Valley, 
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south of A383), and small parks (e.g. Bradley Manor to southwest of 
Newton Abbot). 

• Many natural heritage sites designated as Sites of Special Scientific Interest 
(SSSI) and County WiIdlife Sites (CWS). 
 

A.11 The ‘Overall Strategy’ and ‘Guidelines’ for the Denbury & Kerswell 
Farmlands LCA include: 

 
• Protection of distinctive landform including prominent hilltops, and of historic 

patterns of land use such as narrow lanes, historic river features such as 
bridges, vegetation and settlement. 

• Strengthening special qualities and features and conserving views to 
distinctive hilltops.  

• Restoration and management of hedgebanks to respect field patterns.  
• Management and retention of woodlands as distinctive patterns of 

vegetation cover.  
• Restore relict traditional orchards. 
• Sensitive accommodation of sustainable recreation, development and 

limestone quarrying.  
• Reflecting local vernacular and settlement form, such as nucleated 

settlements, in new development. 
• Use new planting to integrate urban extensions with their surroundings, and 

seek opportunities for new recreation provision through green infrastructure 
linking settlements with surrounding landscape. 

 
A.12 The Devon Landscape Character Assessment shows that the northeastern 

parts of the site, and land to the north and east of this, falls in the defined 
Teignbridge Area, within LCA: Bovey Basin (see Figure LA004).  This is 
described as a relatively small area, characterised by a predominantly flat, 
broad alluvial floodplain, enclosed by encircling hills, including those at 
Dartmoor and Highweek, and influenced by ball clay extraction activities.  
These have left large areas of despoiled land with spoil heaps, settling lakes 
and large modern industrial buildings.  Road infrastructure and other 
development have also altered the character, but there are remnant areas of 
fields with hedgerows, mixed and coniferous woodland and acid heath, and 
trees along the Rivers Bovey and Teign.  There is a historic canal, railway, 
and river bridges and designed parkland at Stover Park Estate included on the 
English Heritage Register of Parks and Gardens of Special Historic Interest.  It 
states that overall the area feels generally enclosed. 

 
A.13 The ‘Overall Strategy’ and ‘Guidelines’ for the Bovey Basin LCA include: 
 

• New built development, especially where associated with existing 
settlements, to assist in the protection, restoration and enhancement of 
woodlands, fields and hedgerows, and improvements to settlement 
landscape settings. 

• New development to be integrated well into the landscape.  Use local 
building materials. 

• Consider providing appropriate recreational opportunities close to centres of 
population whilst conserving special landscape qualities and features. 
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• Protect historic parkland and features, and setting of historic structures 
associated with the river. 

A.14 Beyond the study area boundary, to the south of the A383 and northwest of 
the A38, the Devon Landscape Character Assessment shows that shows that 
land falls in the defined Dartmoor Area, within LCA: Ashburton and 
Dartmoor Foothills. This landscape is described as forming the eastern edge 
of Dartmoor National Park, in an area of transition between the developed 
areas at its periphery, and the wild moorland core.  It is characterised by a 
settled rural feel, hummocky topography and steep wooded valleys containing 
clean, fast-flowing streams.  The area has a well-wooded character and strong 
hedgerow structure with frequent trees, also pastoral fields and patches of heath, 
bracken and rough grazing.  There is a strong sense of enclosure, with settlement nestled into 
the landform.  The busy A38 runs through the broader Ashburton Valley. 

 
A.15 The ‘Overall Strategy’ and ‘Guidelines’ for the Ashburton and Dartmoor Foothills LCA include: 
 

• Protect scenic quality of the landscape. 
• Protect ridgelines and prominent views, including views to Dartmoor, from 

new development.  New development should utilise the screening effects of 
the landscape’s topography and woodland to minimise its impact. 

• New development to be integrated well into the landscape.  Use local 
building materials. 

• Plan to reduce light pollution from nearby roads and settlements. 
 

Dartmoor National Park Landscape Character Assessment (2010) 
 
A.16 The Dartmoor Landscape Character Assessment (2010) shows that land in 

the vicinity of the A38 falls into three defined landscape character types. The 
majority of this area falls within Landscape Character Type (LCT): 3A: 
Upper Farmed and Wooded Slopes.  At the eastern edge of this LCT, a 
small area of land falls within LCT 3E: Lowland Plains, while to the west, a 
narrow strip of land falls within LCT 3F: Settled Valley Floors.  The latter two 
are described as landscapes which cross over into the national park from 
neighbouring areas, and these are described under the section ‘local 
landscape character assessment’ below. 

 
A.17 LCT3A: Upper Farmed and Wooded Slopes is described as an area forming 

the eastern edge of the National Park, with rolling hills and slopes defined by a 
strong mosaic of predominantly pastoral fields with frequent woodland and 
many hedgerow trees.  Settlement is mainly dispersed, however there are 
some larger villages positioned on higher slopes with nucleated historic cores, 
surrounded by more recent 20thcentury development and there are some 
areas of modern development spreading along roadsides and rural lanes 
resulting in a ‘lived in’ feel. There are also expanding urban/ industrial centres 
on the Park boundary.  Those areas with more modern development on the 
edges of the Park tend to be less tranquil.  The landscape is intimate and 
enclosed, but with occasional framed views to the wider landscape where 
gaps in hedgerows permit.  Guidelines for development within the LCT are 
similar to those stated for the Ashburton and Dartmoor Foothills LCA above. 
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Local Landscape Character Assessment 
 
Teignbridge District Landscape Character Assessment 2009 (Excluding Dartmoor 

National Park) 
 
A.18 Given the different timing of the county and local landscape character 

assessments, the Teignbridge District Landscape Character Assessment 2009 
(Excluding Dartmoor National Park) was based on the 2002 county-defined 
landscape character zones rather than the 2012 LCAs, and so one of these 
areas is named/ defined differently in these reports. 

 
A.19 The Teignbridge District Assessment shows that most of the study area and 

land west and south of it, falls within defined LCA: Lemon Valley & Ridges, 
which is broadly congruous with the 2012 county-defined LCA: Denbury & 
Kerswell Farmlands.  To the northeast of this, the study area and land beyond 
it falls within Teignbridge's defined LCA: Bovey Basin, similar to the 2012 
county assessment.  An overview of the key landscape characteristics and 
guidance, including that of the constituent LCTs is set out in Table A.1 below.  
These are also shown on Figure LA004. 

 
A.20 The townscape of Newton Abbot is not described in detail in the District 

Landscape Character Assessment.  However, the settlement pattern and lines 
of major transport routes have clearly been influenced by the undulating 
topography.  While settlement is often clearly seen rising up these slopes, the 
steepest land and narrow ridgelines have proved to be less favourable sites 
for development.  The agricultural fields, grasslands and small woodlands 
between built up areas, make up a network of green spaces and farmed areas 
that create an attractive landscape setting to the settlement.  
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Table A.1:  Teignbridge District Landscape Character Assessment 2009 (Excluding Dartmoor National Park) – LCAs and LCTs within which 
the Houghton Barton study area falls 

Teignbridge 
District, 
Landscape LCA/ 
LCT 

Key landscape characteristics Landscape Sensitivity to Change and 
Guidelines & Recommendations. 

LCA: Lemon 
Valley & Ridges 

Described as: 
- Comprising the valley of the River Lemon, and tributaries (Kester and Barham Brooks, 

south of A383), and the prominent, rounded hills to the north of the River Lemon, which 
form part of setting of Newton Abbot. 

- Main power lines cross the hills, Lemon Valley and follow Kester Brook. 
- Lemon valley is steep-sided, winding and narrow near to Newton Abbot, where it flows 

through a wooded gorge. 
- Views west from prominent hills north of River Lemon towards Dartmoor, and east across 

Bovey Basin, and in places to Newton Abbot and the Teign estuary. 
- Strong sense of place.  Historic bridges and mills along River Lemon and at Bradley 

Manor historic park. 
- Mixed pattern of pasture, arable and woodland.  Large fields on gentle slopes, with 

smaller pasture fields on steeper hill slopes.  Occasional old orchards in Kester Valley. 
- Smaller fields and winding lanes enclosed by often dense hedgerows.  Weaker hedgerow 

pattern to larger fields. 
- Small abandoned quarries. 
- Scattered houses, farms and hamlets. 
- Occasional leisure developments along A383. 
- Seale Hayne former college building a feature to the north. 
- Varied tranquillity - disturbed by A383, A38 to west and around Newton Abbot. 
 

Overall moderate landscape character 
sensitivity.  Sensitivity factors include: 
 
- Many natural/ ecological and cultural 

attributes.  
- Varied tranquillity. 
 
Overall moderate visual sensitivity. 
Sensitivity factors include: 
- Intermediate sense of enclosure.  

Enclosed within steep valleys, woodland 
and hill folds.  

- Views across landscape from upper 
slopes and hilltops. 

- Moderate intervisibility with adjacent 
LCAs 

- Prominent rounded hills easily visible 
features from adjacent landscape and 
from Newton Abbot. 

 
Guidelines and recommendations include: 
- Overall strategy of conservation, 

enhancement and restoration. 
- New development to conserve 

extensive views, and protect, restore 
and enhance vegetation, settlement 
pattern and vernacular character,  field 
patterns and narrow lanes. 

LCT4G: Settled 
Valley Floors 

Includes the southern and western parts of the study area.  Described as: 
- Including the floor of the River Lemon Valley, which lies mainly to the south of the A383, 

and characterised by often steep valley sides, with woodland and trees containing views.   
- Settlement includes small villages and there are some industrial land uses.   
 

LCT 1E: Wooded Includes southwestern parts of the study area at the fringes of Newton Abbot, and land to 
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Teignbridge 
District, 
Landscape LCA/ 
LCT 

Key landscape characteristics Landscape Sensitivity to Change and 
Guidelines & Recommendations. 

Ridges and 
Hilltops 

the north and northeast, including Hannah’s at Seale Hayne.  Described as: 
- Very undulating areas of small wooded ridges and distinctive hills, with species-rich 

hedgebanks, tree rows and woodland.   
- Small to medium irregular fields.  Arable and pasture. 
- Narrow, enclosed winding lanes connect the sparse areas of settlement. 
- Limited views out. 
- Sense of remoteness reduced near to Newton Abbot. 

 

- Conserve extensive views from hilltops. 
- Protect and enhance setting of Newton 

Abbot, and ensure sensitive location of 
new development, avoiding prominent 
hilltops. 

- Improvements to network of historic 
lanes to reflect their rural character. 

- Conserve and enhance archaeological 
sites and historic features such as old 
orchards and parkland. 

LCA: Bovey 
Basin 

Described as: 
- River basin along the lower reaches of the River Bovey and middle reaches of the Teign 

including their confluence.  Encircled by high ground. 
- Predominantly flat, broad alluvial floodplain. 
- Influenced by ball clay extraction, with spoil heaps, settling lakes and large modern 

buildings.  Historic canal and railway.   
- Pockets of tranquillity, but much of landscape disturbed and with fragmented scenic 

quality.  Also, dusty and noisy in areas. 
- Frequent abandoned quarries with regenerating woodland and wetlands, and belts of 

retained woodland creating enclosure. 
- Also pastoral fields with hedgerows and mixed and coniferous woodlands, such as at 

Stover Park designed landscape, part of which is now managed as a country park. 
- Hamlets, farmsteads and villages contrast with modern settlement, e.g. at edge of Newton 

Abbot, which can have visual influence. 
- Narrow lanes and minor roads contrast with A38 and A382, and their associated retail and 

leisure development have urbanising influences.  

Overall moderate landscape character 
sensitivity.  Sensitivity factors include: 
 
- Many ecological and cultural heritage 

attributes. 
- Disturbed sense of tranquillity overall. 
 
 
Overall moderate visual sensitivity. 
Sensitivity factors include: 
 
- Visually enclosed over much of area 
- Moderate intervisibility with adjacent 

LCAs. 
- Ball clay workings, settlements and 

woodlands visible from high ground 
within adjacent LCAs. 

 
Guidelines and recommendations include: 
 
- Overall strategy of restoration and 

LCT4D: Lowland 
Plains 

Includes the extensive active quarry in the north-eastern part of the study area and 
surrounding land.  Described as: 
 
- Gently undulating lowland, with small woodland blocks, occasional large plantations and 

roadside hedges and banks.  Level to gently sloping landform associated with rivers. 
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Teignbridge 
District, 
Landscape LCA/ 
LCT 

Key landscape characteristics Landscape Sensitivity to Change and 
Guidelines & Recommendations. 

- Mixed farmland. 
- Enclosure varies with some long views. 
- Main transport routes and infrastructure, and influenced by mineral extraction. 
- The A382 crosses this well settled area, which includes extensive modern residential, 

industrial and leisure developments.  
- Historic parkland (Stover) to the northeast of the A382. 

enhancement. 
- New built development to protect, 

restore and enhance vegetation and 
field patterns, to ensure it is well 
integrated into the surrounding 
landscape. 

- Promote use of local building materials 
within new developments. 

- Conserve and enhance woodland 
settings to existing settlements. 

- Retain woodland screens around 
quarries. 
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Appendix B:  Devon Historic Landscape Characterisation (2005) 

Table B.1:  Devon Historic Landscape Characterisation (2005) – Description of ‘Modern HLC’ 
categories for the study area 

Title 
 

Description 

Modern enclosures 
adapting post-medieval 
fields 

Modern enclosures that have been created by adapting earlier fields of 
probable post-medieval date.  In some places field systems have 
undergone major developments in the twentieth century - these include 
re-arrangement of earlier field systems and changes in use which have 
led to changes in historic character type.  

Medieval enclosures Fields probably first enclosed with hedge-banks during the middle ages.  
This type stands for several field types which can be very hard to 
distinguish and date without detailed archaeological and historical 
research.  The main distinguishing characteristics of these areas are that 
they all have fields with generally sinuous boundaries that do not 
necessarily show signs of division into strips (even if this was done in the 
past).  

Medieval enclosures 
based on strip fields 

Areas probably first enclosed with hedge-banks during the later middle 
ages.  The curving form of the hedge-banks suggests that earlier it may 
have been farmed as open strip-fields.  These fields are not necessarily 
longer than they are wide, and therefore differ from enclosures (strips). 

Post-medieval 
enclosures 

Enclosures of post-medieval date.  Fields laid out in the C18th and 
C19th commonly have many surveyed dead-straight field boundaries. 

Post-medieval 
enclosures with 
medieval elements 

These enclosures are probably based on medieval fields, but the many 
straight field boundaries suggest they were substantially re-organised in 
the post-medieval period. 

Former orchards This area was once an orchard planted with fruit trees, but these have 
been lost in the C20th.  Orchards formed an important part of the post-
medieval agricultural economy in Devon, and commonly cluster in small 
enclosures around farmsteads and hamlets, although in some parts of 
the county there were extensive areas of orchard planted in large fields. 
The post-medieval orchards include all types of fruit trees. 

Conifers Conifer plantation. 

Other woodland Broad-leaved plantations, re-planted ancient woodland or secondary 
woodland that has grown up from scrub. 

Rough Ground Rough grazing ground, heathland or moorland.  Normally unenclosed 
and unimproved ground in rural areas, including that which has been 
enclosed but then reverted to rough grazing. 

Recreation Areas set aside for recreation including sports fields and stadiums, golf 
courses, fishing lakes, campsites. 

Quarries This character type represents extractive industries including quarries 
and clay pits. 

Modern settlement This is an area of modern settlement that was developed during the 
C20th. 

Public complex Represents public buildings and other related complexes including 
schools, colleges, hospitals, government offices, civic centres and 
cemeteries 
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study area boundary
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Note: Landscape Character Area boundaries 
and names have been defi ned by the Devon 
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2009 (Excluding Dartmoor National Park) by 
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developemnt, and most appropriate 
locations for green infrastructure.
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