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Introduction 
 

This Heritage Impact Assessment has been prepared to accompany the Proposed Submission Teignbridge Local Plan to 2040. 

Not all sites within the local Plan have been subject to the HIA.  

An HIA Screening exercise was undertaken to determine which residential or employment sites required HIA at Plan preparation stage. The screening was 

done taking into account comments submitted by Historic England, The Gardens Trust, Devon County Council Historic Environment Team, and Teignbridge 

District Council Specialist Heritage Officer during either the initial HELAA (Housing and Employment Land Availability Assessment) or as a result of 

consultation on the draft Local Plan. This table can be found at Appendix 1. 

The Heritage Impact Assessment has followed the methodology set out in Historic England Advice Note 3: The Historic Environment and Site Allocations in 

Local Plans. 

A separate HIA has been undertaken for the wind turbine sites contained within the Plan. 

  

https://historicengland.org.uk/images-books/publications/historic-environment-and-site-allocations-in-local-plans/heag074-he-and-site-allocation-local-plans/
https://historicengland.org.uk/images-books/publications/historic-environment-and-site-allocations-in-local-plans/heag074-he-and-site-allocation-local-plans/
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Housing Sites 

Forde Close Newton Abbot  
Development of 150 homes. 

Historic England Comments: HIA required to understand the impacts of the proposed allocation on the significance and settings of nearby Heritage Assets. 

Site Selection Methodology: 

Step 1. Are any Heritage Assets affected by the potential site allocation?  

Heritage Assets:  

Forde House grade I  

Gate and Piers Forde House grade II 

Forde Park, Courtney Park and Devon Square Conservation Area  

Non Designated Heritage Assets: 

Terrace Houses to Forde Close. Limestone walling to Forde Close. Former GWR Engine Shed Forde Close. 

Proposed Submission Local Plan Policy GC12:  A design and layout solution which has regard to the amenity of residents of Forde Close and conserves and 

enhances the setting of the nearby Grade I Listed Old Forde house as informed by HIA.  

Step 2: Characterisation - What contribution does the site make to the significance of the heritage assets?  

The site is rectangular and linear in form with a north south orientation, bounded by Brunel Road to the East and Forde Close to the west, with a parcel of 

land to the west side of Forde Close to the north of the existing Aldi Supermarket site to the south west corner of the site. The Brunel Industrial estates 

extends north beyond the site about 500m to the River Teign. 

The existing site is characterised on Brunel Road by post war mostly brick built commercial shed units forming a part of the Brunel Industrial Estate. The 

units are generally side/gable onto Brunel Road. Uses include builders merchant and vehicle maintenance and repair uses. They have active frontages with 

vehicle parking and open storage around them. The existing site has commercial activity and related noise. 
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The west side is boarded by Forde Close, which has a different character with established residential terrace houses dating from the late 19th and early 20th 

century fronting the road and backing onto the commercial units beyond small gardens. The site includes a plot to the west side of Forde Close, currently an 

unused hardstanding, and located on part of the GWR Works from late 19th century. The standing 2m plus high limestone boundary wall to the former 

works forms a firm boundary and a foil to the terrace housing opposite.  

The A381 Torquay Road is located to the south and is a busy road with the A380 interchange 300m to the east and slightly raised bridge of the railway line 

to the west.  

The commercial uses and vehicle activity and noise are considered harmful to the setting of Forde House. It is set behind, and partly protected from the 

activity and noise by, a 3m boundary garden wall and large trees. The upper floor and roof of Forde House are visible from various glimpsed views across 

the site and from higher vantage points like the Railway bridge to the A381.  

The villa houses and trees of Forde Park Conservation Area are visible in views to the south and those and Devon Square Conservation area to the east 

beyond the railway line.   

The Newton Abbot Railway Station nis visible along Forde Court and the limestone and brick detailed former GWR Engine Shed now Teignbridge Propellors 

is located to the north west corner of the site.  

The site has a negative impact and is harmful to the setting of all the designed heritage assets and in particular Forde House and its walled gardens, and to a 

minor extent the setting and views of the Conservation Areas. The general commercial and active area is a harsh contrast to refined and peaceful Forde 

House and Gardens.  

The impact on the non-designated heritage assets including the terrace of residential properties on Forde Close an island of domestic use appears as a zone 

of incompatible uses with harm to residential amenity from activity and noise on the site. 

Step 3: What impact will the site allocation have on that significance? 

The site allocation for a residential development has the potential to create a more compatible land use to the existing Forde House and established 

residential areas of the Conservation Areas.  Albeit that Brunel Road will serve the larger part of the Brunel Industrial Estate to the north.  

A residential use to the site will improve the general amenity of the current residents of Forde Close terrace housing.  

The benefits of the new use will need to be refined through careful planning of the site and consideration of the design, layout, scale, heights and materials 

of the proposed developments as not to compete with the prominent roofscape of Forde House and to look to retain the status and hierarchy of both Forde 

House and the edge of the Conservation Areas.    



7 
 

Step 4: What can be done in mitigation to maximise enhancements and avoid harm?  

The importance of preserving non designated heritage assets to the site including defining limestone wall on Forde Close and need for careful improvement 

to public realm and street scape to form connections and enhance views and glimpses of the heritage assets around the site. This should be assisted by the 

careful planning of the site and consideration of the design, layout, scale, heights and materials of the proposed developments as not to reflect and 

preserve the character and not to compete with the heritage assets.  

Step 5: Is the proposed site allocation appropriate in light of the NPPF’s tests of soundness?  

The Test of Soundness seeks that the plan is positively prepared to achieve objectively assessed development and infrastructure requirements.  It should be 

justifiable and implementable over the plan and consistent with national policy particularly delivery of sustainable development. 

It is considered that the proposals for the change in land use from commercial to residential, subject to appropriate principles and good planning practice, 

preserve and desirably enhancing the significance of the designated heritage assets and non-designated heritage assets around the site.  

It is understood the housing requirements support the allocation designation and that it is a compatible use with an established urban location and will 

contribute to a sustainable development. The potential harm to loss of employment sites is a negative impact on the allocation and sustainable principles, 

but it will need to be considered in the round against other compensatory employment generating sites in the Local Plan. 

Coach Road Newton Abbot  
Development of 20 homes. 

Historic England Comments: HIA should be undertaken to understand impacts of the allocation on setting and significance of nearby Listed Buildings and 

Wolborough Hill Conservation Area.  

Site Selection Methodology: 

Step 1: Are any Heritage Assets affected by the potential site allocation? 

Heritage Assets: 

Wolborough Conservation Area  

Listed Buildings – St Mary The Virgin Church grade 1  
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Proposed Submission Local Plan Policy GC10 Coach Road Nursery.  A design and layout solution which conserves and enhances the heritage significance of 

the Wolborough Hill Conservation Area and it’s setting as informed by the HIA  

Step 2: Characterisation - What contribution does the site make to the significance of the heritage assets?  

The existing site is Cross Park Nursery and includes an office, related greenhouses and associated nursery storage buildings. The site is rectangular and 

extends about 140m back off the road and 70m wide. There is an allotment of similar size to the west side and Devon FA Decoy Sports Pitch and Skateboard 

Park are located to the east side. The character of this development is low impact uses although the nursery site is considered brownfield with a variety of 

existing buildings and structures.  

Coach Road has a green lane appearance at this section with established hedgerows to both sides and the land uses set back from the roadside behind the 

hedges.  Large, detached dwellings are located on the opposite side of the road set 25m behind the roadside hedgerows these date from the early 20th 

century except for Penshurst a late 19th century limestone with brick detailing detached dwelling that is located within the Wolborough Hill Conservation 

Area.  Brinkley Lodge early 20th century Arts and Crafts detached dwelling opposite the site is also accessed from Penhurst Road. The junction of Penhurst 

Road with Coach Road north side is about 25m to the west of the site access. 

The Conservation Area boundary returns north to the rear of the gardens of late 19th century properties fronting College Road the rooftops of which are 

visible in glimpses from Coach Road  

The current Local Plan to 2033 site allocation NA3 Wolborough is located to the west of the allotments from Magazine Lane a public footpath that runs 

south form Coach Road on a 45-degree bend on Coach Road. To the west of this bend the character of Coach Road changes to a more suburban character 

where the detached dwellings have open aspect with no hedgerows onto Coach Road to the north where established.  

St Mary the Virgin Church grade I is located about 600 m to the west /northwest of the site on Coach Road. It is sufficiently distance along Coach Road to 

not be considered to have any experiential relationship, and with the site location and the topography there are no potential mutual glimpses between the 

Church and the south end of the site that would contribute to the significance of to its setting. 

Step 3: What impact will the site allocation have on that significance? 

The development of this small brownfield plot for 20 units will be a visible feature from the edge of the south edge of the Wolborough Hill Conservation 

Area around Penhurst Road and possible glimpses from College Road area of the Conservation Area.  

It is considered that the impact from a development of this brownfield site on the significance of this part of the Wolborough Hill Conservation Area setting 

and views would be low or neutral.  
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Step 4: What can be done in mitigation to maximise enhancements and avoid harm? 

The site frontage has a setback developed appearance with a two-storey office building and low-level single storey green houses that are set down as the 

land falls away to the base of Wolborough Hill.  The allocation development should respond to the existing building line as this set back and setting down 

with maximum 2 storey buildings would along with boundary treatments to Coach Road assist in further reducing any harm from views and setting of the 

Conservation Area. 

The development of the site should be carefully planned and consider responding to the low density of existing development in the immediate area and the 

design, layout, scale, heights and materials of the proposed developments should reflect and preserve the established suburban character so as not to 

compete with the heritage assets 

Step 5: Is the proposed site allocation appropriate in light of the NPPF’s tests of soundness?  

The Test of Soundness seeks that the plan is positively prepared to pursue objectively assessed development and infrastructure requirements.  It should be 

justifiable and implementable over the plan and consistent with national policy particularly delivery of sustainable development. 

It is considered that the proposals for the development of this brownfield land to a residential use, subject to appropriate principles and good planning 

practice and design, should be a good use of the previously developed land and contribute to preservation of the character and appearance and significance 

of the Wolborough Conservation Area as a designated heritage asset.  

It is understood the housing requirements for the district support the allocation designation and that it is a compatible use on the edge of an established 

urban location and will contribute to a sustainable development.  

Hopkins Lane Newton Abbot  
Development of 20 homes  

Historic England comments: HIA should be undertaken to understand the impacts of the proposed allocation on the setting of nearby listed buildings. 

Site Selection Methodology:  

Step 1: Are any Heritage Assets affected by the potential site allocation? 

Heritage Assets: 

16 – 34 Queen Street, Newton Abbot grade II  
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109 -115 East Street and attached walls and gate piers 

The Olde Cider Bar East Street grade II  

131 East Street and Attached Wall grade II 

117- 123 East Street Including Ropewalk grade II  

133 -147 East Street and Attached Walls and Gate piers grade II  

Non-Designated Heritage Assets: 

Wolborough C of E Primary School  

1 -11 School Road  

Hopkins Lane Works and Stores including No. 5, 6 courtyards and burgage plots, walls and boundaries and outbuildings to Rope Walk  

Moorgate House    

Step 2: Characterisation - What contribution does the site make to the significance of the heritage assets? 

A highly complex site that constitutes a potentially significant group of non designated heritage assets that form a group of architectural and historic 

interesting workshops around courtyards, located in potentially older burgage plots, with some workshop buildings, existing stone boundary walls and Rope 

Walk including buildings.  

The site has multiple access points on Hopkins Lane the rear service lane to 16 – 34 Queen Street, a grade II listed terrace of shops with accommodation 

above. The site workshops and courtyards are likely to have historic links as service and workshops to these shops on to Queen Street.  

The site runs south along King Street and includes Moorfields House and early 20th century office building with workshop to rear with stack. The Rope walk 

extends beyond the site and links to a terrace No’s 117 – 123 East Street including the Rope Walk entrance at the west end of the terrace adjacent to the 

listed 109 – 115 East Street.  

The east side of the site is onto School Lane and the properties fronting School Lane including the terrace 1 – 11 School Lane and Wolborough School 

buildings and grounds. The school and terrace of properties are from 1840 – 1880.   
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The urban block made up of King Street, Hopkins Lane, School Road and East Street are an important part of the 19th century development of the town and 

infill lower status housing and uses that service the town. It is one of the few areas where this important narrative of urban work and living in a mix use 

area is so evident.    

Step 3: What impact will the site allocation have on that significance? 

The site redevelopment allocation, if it involves demolition or substantial demolition of the site, would constitute a significant loss of non designated 

heritage assets including potential burgage plot and rope walk which are usually characterised as a long-walled plot garden or yard behind a building that 

faces onto historic streets and often with medieval origins.  

The buildings on Hopkins Lane are characterised by having clear character of gable buildings and gated yards and although small buildings in the terrace on 

Hopkins Lane frontage form a significant street presence at an appropriate scale of two storey behind the more dominant Listed Buildings on Queen Street. 

In addition, they have an integral association with the listed buildings.  

The loss of these building and this association would be harmful to integrity and setting of the listed terrae on Queens Street. It would potentially have a 

similar harm to the historic connections to East Street particularly the Rope Walk walls and buildings and a potential for harm to setting and integrity.  

Step 4: What can be done in mitigation to maximise enhancements and avoid harm?  

The allocation site needs a Conservation Assessment to understand the significance of the standing buildings.  This should inform any brief or masterplan 

for the renewal project that should seek to preserve and integrate the existing non designated heritage assets within the site as informed by the 

Assessment and that these existing buildings should dictate the form, layout, scale, height and materials of new interventions.  

This brief should include respecting the scale and dynamic variety of frontage of buildings and spaces /courtyard onto Hopkins Lane and burgage plots walls 

and patterns, outbuildings and yards within the allocation plot and its setting.  

The potential for a mix of uses to maintain the character of the site would also need to be considered especially to Hopkins Lane – with live work or similar 

mix of residential and commercial uses being considered.   The quantum of development will need to be informed by the Conservation Assessment and the 

need to integrate the existing buildings and urban form in the development. 

Step 5: Is the proposed site allocation appropriate in light of the NPPF’s tests of soundness?  

The Test of Soundness seeks that the plan is positively prepared to pursue objectively assessed development and infrastructure requirements.  It should be 

justifiable and implementable over the plan and consistent with national policy particularly delivery of sustainable development. 
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It is considered that the proposals for the development of this brownfield land to a residential use or mix of residential and commercial use needs to be 

subject to appropriate principles of good informed planning practice and design and should be a good use of the previously developed land that integrates 

existing buildings and urban form in order to  contribute to preservation of the character and appearance and  significance of the existing designated listed 

buildings and non-designated heritage assets including those identified in this HIA.  

It is understood the housing requirements for the district support the allocation designation and that it is a compatible use in a sustainable urban location 

that can contribute to the principles of sustainable development, economic, social, and environmental benefits.  

Cattlemarket Newton Abbot  
Development of 50 homes.  

Historic England Comments. HIA should be undertaken to understand the impacts of the proposed allocation on the setting of nearby listed buildings. 

Site Selection Methodology:  

Step 1: Are any Heritage Assets affected by the potential site allocation? 

Heritage Assets:   

Alexandra Theatre and Market Hall Market Street grade II  

The Swan Inn Highweek Street grade II  

No. 2 Highweek Street and attached wall grade II 

Adult Education Centre and Library Market Street grade II 

Liberal Club Market Street grade II 

9 and 11 Market Street grade II  

57 and 61 Halcyon Road grade II 

Non designated Heritage Assets: 

Include Cattle Market Building (brick) and Market Office, Entrance Gates and Piers and walls. 

15 – 21 Market Street  
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49 – 51 Halcyon Road 

Step 2: Characterisation - What contribution does the site make to the significance of the heritage assets?  

The Cattlemarket is an important historic land use in this area of the town centre. The current location is a 20th century relocation. The site is 

predominantly open hardstanding and used as public car parking. The Halcyon Road elevation is low plinth stone wall with railings to about 1.5 m. The car 

park side is part retained in yellow brick and various between 1 m to up to 3 m toward the west end. From Halcyon Road there is an open aspect, and this 

creates a loose open section of townscape.  

Halcyon Road is an important local distributor road, B3195, with associated background noise. There is also an important pedestrian link to the market and 

Halcon Road to north suburban areas of Newton Abbot. To the west of the site is ASDA Supermarket and car parks. 

The existing site buildings include a local yellow brick cattle shed with distinctive roof air vents and a market office at the entrance off Market Street.  

The listed buildings on Market Street back onto the site and include the Library and Swan Inn and have 2m stone or local yellow and brick walling to the 

rear boundary. The backs of these properties have windows overlooking from upper floors.  

The west end of the Market site has views toward the Market Hall and the multi storey car park appears as a stark backdrop to the west end of the site. 

The space has a generally open and lacks definition, and the character is of a broken area of townscape and urban form. 

Step 3: What impact will the site allocation have on that significance? 

The development of the Cattlemarket site has potential to mend the currently broken townscape and provide an improved setting for the rear of the Listed 

Buildings onto Market Street that currently have their rear elevation open to the market.  

The current yellow brick market building is located centrally to the car park and is a considered non designated heritage asset, and while the building’s 

location and scale makes it more difficult to integrate, it would benefit the development and the understanding of the importance of the Cattlemarket to 

the town and provides a potentially important public space and community building.  

The current open aspect from Halcyon Road elevation can also be improved by introducing a set back behind the existing wall and a harder urban edge to 

the street. The drop in ground levels between Halcyon Road and the current car park of between 1m and 3m will mean that any development will be below 

the pavement level and needs to be carefully considered as to how this responds to the street level elevation and outlook for residents. 

The existing market office building forms part of the site and again is an important part of the existing townscape, following the curve of Market Street and 

forming part of the existing setting of the Market Hall grade II Listed Buildings on opposite side of Market Street, and it has the potential, along with the 
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preservation of the Cattlemarket gates and piers, to form and interesting entrance to the new development and link of townscape and adding to the 

narrative of the Cattlemarket within the town.  

The important pedestrian link from Market Street across the site and connecting with footpaths on the other side of Halcyon Road is similarly an important 

element of public space and movement that needs to be preserved. 

The townscape locating benefit of the landmark Market Hall Tower from wider views across the site and from the residential streets above Halcyon Road is 

significant and needs to be considered and preserved in any new urban design brief and masterplan and should influence massing and scale. 

The multi story carpark forms a poor and tall book end to the east end of the site and consideration given to improve its current appearance, how it 

responds to the new development and how the understorey market area may be integrated with the new residential development. The multi storey access 

is currently from Sherborne Road to the east end. 

Step 4: What can be done in mitigation to maximise enhancements and avoid harm?  

The current open character of the Cattelmarket especially to the setting of the backs of the listed buildings on Market Street can be improved by reinstating 

back to back yards and reintegration with the historic street patterns. Enclosing and reforming townscape. 

The Cattlemarket Building and office and gates and pier are non-designated heritage assets but have the potential to integrate the new development while 

preserving an understanding and reference to the current Cattlemarket use.  

The existing buildings can add to the potential mix of uses and provide a variety of forms. The Cattlemarket buildings to the centre of the site should be 

reused and a public space associated with it would best integrate it into a new urban street pattern. It is evident form 1880 1st Edition OS mapping that the 

area was bounded by terrace properties but formed an important open green space.  

The position of the listed library to the south west corner of the site offers the potential for knitting the public building into new public space behind and 

should be considered as part of a town centre spatial strategy of linked public spaces throughout the Local Plan Town Centre sites giving physical structure 

and public realm at the centre of Newton Abbot. 

Step 5: Is the proposed site allocation appropriate in light of the NPPF’s tests of soundness?  

The Test of Soundness seeks that the plan is positively prepared to pursue objectively assessed development and infrastructure requirements.  It should be 

justifiable and implementable over the plan and consistent with national policy particularly delivery of swustainable development. 

It is considered that the proposals for the development of this brownfield site to a residential use needs to be subject to appropriate principles of good, 

informed planning practice and design and should be a good use of the previously developed land that integrates existing buildings and urban form to 
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contribute to preservation of the setting significance of the existing designated listed buildings and non-designated heritage assets including those 

identified in this HIA.  

It is understood the housing requirements for the district support the allocation designation and that it is a compatible use in a sustainable urban location 

that can contribute to the principles of sustainable development, economic, social, and environmental benefits.  

Highweek Way Newton Abbot  
Development of 40 homes.  

Historic England Comments: HIA should be undertaken to understand the impacts of the proposed allocation on the setting of nearby listed buildings and 

Wolborough Hill Conservation Area. 

Site Selection Methodology:  

Step 1: Are any Heritage Assets affected by the potential site allocation?  

Heritage Assets:  

Wolborough Hill Conservation Area  

Listed Buildings including:  

St Leonards Tower grade II* 

Base of Old Market Cross grade II 

Two Cannons adjacent to Tower grade II  

11 Wolborough Street grade II 

The Ship Inn Wolborough Street grade II 

1-3 Wolborough Street grade II 

2 – 4 Courtenay Street   

Church of St Leonard (Newtons Place Museum) grade II  
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Non-Designated Heritage Asset 

Wolborough Street north side terrace 1 – 16  

Step 2: Characterisation - What contribution does the site make to the significance of the heritage assets?  

This is currently a vacant brownfield site at the gateway to Wolborough Street pedestrian area including the landmark St Leonards Tower to the centre of 

the street and the south side of Wolborough Street terrace of listed buildings including No.s 1 – 11 and The Ship Inn. In its current unkempt appearance, it 

has a harmful impact on the street scene and character and appearance of the Conservation Area and setting of the Listed buildings.  

Its location is significant at the pivot of the pedestrian routes into the Wolborough Street precinct from car parks on Wolborough Street and western parts 

of town, and the ASDA Superstore. The pedestrian street has been resurfaced in new paving slabs recently and creates a good quality pedestrian way. There 

is also a public space adjacent to the west side but it is currently does not function as an active public space, having no formal enclosure ,and is affected by 

the traffic activity and noise, which does not encourage pedestrian to stop and meet.  

The car park on the north side of Highweek Way and the traffic interchange of A381 and A382, only 100m to the west has created a poor defined 

townscape which appears broken, and the traffic interchanges dominates the immediate landscape by physically and with traffic activity and noise that is 

harmful to the Conservation Area and setting of listed buildings.  

Step 3: What impact will the site allocation have on that significance? 

The site offers significant potential to begin the process of revealing and reforming the streetscene through positive planning to achieve a building or 

buildings that provide a key landmark and gateway building that enhances this corner location on Wolborough Street and Highweek Way. 

It should offer enclosure to the space to the west side and a status of building in terms of massing, scale, architectural design and quality of material that 

provides an enhancement to the character and appearance of the edge of the Conservation Area and respond to the existing street pattern and building 

heights on Wolborough Street, while forming an important visual connection and enhancement that gives identity to the start of the precinct and the 

commercial centre of the town and reflects and better reveals the setting of the listed buildings including the St Leonards Tower and listed buildings to the 

south of Wolborough Street.  

Step 4: What can be done in mitigation to maximise enhancements and avoid harm?  

The site is very significant in the renewal of Wolborough Street and providing the landmark and gateway building that is required to enable the knitting 

together a broken street scape and pattern of development. The adjacent highway junction and highway dominance and noise to the west has undermined 

the setting of the Conservation Area and the listed buildings.  
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It is relatively small site but its importance to revealing and reforming the edge of the town centre cannot be undervalued. Great care needs to be taken in 

maximising the potential of this site and to unlock the townscape at the entrance to Wolborough Street. A proportionate heritage assessment to evaluate 

the local townscape, its massing, built rhythms, scale and variety, heights and elevation treatments, use of materials, local distinctive architectural language 

and mix of land uses especially active ground floor uses will be needed to inform a master planning process. 

Step 5: Is the proposed site allocation appropriate in light of the NPPF’s tests of soundness?  

The Test of Soundness seeks that the plan is positively prepared to pursue objectively assessed development and infrastructure requirements.  It should be 

justifiable and implementable over the plan and consistent with national policy particularly delivery of sustainable development. 

It is considered that the proposals for the development of this very significant brownfield site to a mix use needs to be subject to appropriate principles of 

good informed planning practice and design and should be a good use of the previously developed land that integrates existing buildings and urban form in 

order to  contribute to preservation of the setting  significance of the existing designated listed buildings, Wolborough Street Conservation Area  and non-

designated heritage assets including those identified in this HIA.  

It is understood the housing and employment requirements for the district support the allocation designation and that it is a compatible use in a 

sustainable urban location that can contribute to the principles of sustainable development, economic, social, and environmental benefits.  

Wolborough Street Car Park Newton Abbot  
Development of 20 homes. 

Historic England Comments: HIA should be undertaken to understand the impacts of the proposed allocation on the setting of nearby listed buildings and 

Wolborough Hill Conservation Area. 

Site Selection Methodology:  

Step 1: Are any Heritage Assets affected by the potential site allocation?  

Heritage Assets: 

Wolborough Street Conservation Area  

Listed Buildings including: 

Wolborugh Inn, 55 Wolborough Street grade II 
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Tudor House 49 Wolborough Street grade II  

45 Wolborough Street grade II  

65 Wolborough Street grade II 

67 Wolborough Street grade II  

69 – 71 Wolborough Street grade II 

Bushel House 73 Wolborough Street grade II  

Barchington House Wolborough Street grade II  

79 & 79A Wolborough Street grade II  

81 & 81A Wolborough Street grade II 

West End Cottage and attached wall Wolborough Street grade II 

Non Designated heritage Assets  

Terrace Street  No.s 1 – 22 Grafton Road (circa 1900) and Salem Place  to North East  

1 – 18 Pomeroy Terrace (circa 1900) to South West  

16 & 18 Back Road 

Step 2: Characterisation - What contribution does the site make to the significance of the heritage assets?  

The car park is currently a large open hardstanding and includes the Teignbridge District Scout HQ and appears relatively underused as a car park. It borders 

the River Lemon to the north west edge, the A382 is the north east edge with the major road junction of A381 and A382 to the east. The south east edge is 

onto the 3 lanes of the A381. To the rear South West edge of the car park site is a late 20th commercial shed used a gym and set back from the road about 

20 m. 

On the opposite side of the A381 the Wolborough Street Conservation Area boundary is located to the front of a short terrace of properties between Pound 

Place and Manor Cottages Lane, No. 51 – 61 Wolborough Street. The short terrace includes a mix of terrace properties in architectural style, height, 

elevational treatments, and materials. It includes most notably the Wolborough Inn early 19th century with two period shop fronts, painted stucco 
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elevations with sash windows to the upper floors. To the north of Pound Place is Tudor House an earlier building dating from the 16th century with shop 

front and distinctive external lateral rubble stacks to the return elevation.  

At the other side of Manor Cottages is Manor House set back about 10m from the back of pavement giving it a distinctiveness and status in the otherwise 

tight street frontage. The Manor House is at a slight angle to the road and dates from the late 17th Century with an early double fronted elevation.  

Wolborough Street continues to south west with a continuous terrace of properties Nos. 65 to 81. 

These properties are an eclectic terrace of properties, some of which date from the 17th century and remodelled in the 18th and 19th centuries. The 

terrace is undermined by the noise and activity of the A381 road and the loose townscape of the car park and set back commercial shed building on the 

opposite side of the road.  

The general character is of poor-quality broken townscape and loose undefined spaces heavily disrupted by the main road and their junction.  

Step 3: What impact will the site allocation have on that significance? 

The development of the Wolborough Street car park is an opportunity to mend the broken character of the local urban form and townscape which among 

other issues is harmful to the setting of substantial number of listed buildings on the south side of the A381 opposite the site. This group is significant for 

their variety of forms and their contribution to understanding the medieval core of Newton Abbot.  

The A381 also form the edge of the Wolborough Street Conservation Area. This opportunity then extends more widely to the enhancement and better 

urban form and spatial arrangements to enhance Conservation Area character and appearance.   

The site has the opportunity along with the other Newton Abbot central town allocations to create a chain of sites that can provide an enhancement to a 

more coherent and connected townscape including an improved balance of public realm and spaces combined with new houses and some mix commercial 

use on ground floors to busy thoroughfares. 

 Step 4: What can be done in mitigation to maximise enhancements and avoid harm? 

There is evidence in the 2nd edition OS mapping and in the circa 1900 of short terraces of Pomeroy Road and Grafton Road, which show how this area was 

formerly a more dense residential area with better defined and protected public spaces that respond to the  River Lemon to the north and a tighter 

frontage to the A381 and A382 roads that would assist in enhancing the setting of the designated heritage assets and the reconnection into a pedestrian 

and people centred street form, reducing the vehicle dominance in the area while reducing speeds and improving pedestrian and cycle connections with 

the  town centre.  
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A heritage assessment to evaluate the historic local townscape, its massing, built rhythms, scale and variety, heights and elevation treatments, use of 

materials, local distinctive architectural language and mix of land uses especially active ground floor uses will be needed to inform a master planning and 

detailed design process. 

Step 5: Is the proposed site allocation appropriate in light of the NPPF’s tests of soundness?  

The Test of Soundness seeks that the plan is positively prepared to pursue objectively assessed development and infrastructure requirements.  It should be 

justifiable and implementable over the plan and consistent with national policy particularly delivery of sustainable development. 

It is considered that the proposals for the development of this very significant brownfield site to a residential /mix use and public spaces and connection 

needs to be subject to appropriate principles of good informed planning practice and design, and should be a good use of the previously developed land 

that integrates existing buildings and urban form, in order to contribute to preservation of the setting significance of the existing designated listed buildings, 

Wolborough Street Conservation Area and non-designated heritage assets including those identified in this HIA.  

It is understood the housing and employment requirements for the district support the allocation designation and that it is a compatible use in a 

sustainable urban location that can contribute to the principles of sustainable development, economic, social, and environmental benefits 

 

Newfoundland Way Car Park Newton Abbot  
Development of 20 homes.  

Historic England Comments: HIA should be undertaken to understand the impacts of the proposed allocation on the setting of nearby listed buildings and 

Wolborough Hill Conservation Area. 

Site Selection Methodology:  

Step 1: Are any Heritage Assets affected by the potential site allocation?  

Heritage Assets: 

Wolborough Hill Conservation Area  

Listed Buildings nearby include: 

Church of St Leonard Newton Place grade II   
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11 Wolborough Street grade II   

The Ship Inn grade II 

5 -7 Wolborough Street grade II 

1 – 3 Wolborough Street grade II 

The Newton Gallery East Street grade II  

Union Inn East Street  grade II  

St Leonard Tower Wolborough Street grade II *  

White Hart PH, East Street grade II  

Non Designated Heritage Assets include: 

Powderham Road No.s 8 – 32 and 11 - 17 

Step 2: Charactersiation - What contribution does the site make to the significance of the heritage assets?  

The open car park hardstanding is boarded to the east by the local Magistrates Court with Powderham Road beyond with large semi-detached villas of mid-

19th century and evident on the 1st Edition OS map 1880 and to the north by the Police Station with views north looking toward open hillside above.  

The north boundary is onto the A381, where there is a row of established mature trees that offer a softening buffer to otherwise open car park frontage. 

The A381 has a right-angle bend opposite the site as it turns to meet Wolborough Street.  

The other side of the street is the blank rear service areas of Austin Department Store and commercial unit below a modern flats block fronting Wolborough 

Street. To the east of these are the rear elevations of the listed buildings onto Wolborough Street with rear service and parking areas and views over the 

roofscape to the St Leonards Tower. The grade II listed Union Inn is located on the corner with East Street  

The west elevation is boarded by the rear of properties onto St Leonards Road and a poor quality modern flat block in red brick Church Court. St Leonards 

Church now the Newton Place Museum is located to the end of St Leonards Road and its return east elevation backs onto the car park northern corner but 

not included in the site.    



22 
 

The general character is of poor-quality broken townscape and loose undefined spaces. The site is surrounded on all sides by poor quality 20th century 

development including the civic development of the Magistrate Courts and, Police Station and poor quality flat blocks to Wolborough Street and Church 

Court, both large flat blocks that lack conviction in architectural design combined with poor material choices and finishes. The character is also harmed by 

the noise and activity of the A381.  

Step 3: What impact will the site allocation have on that significance? 

The development of the Newfoundland Way car park, like the other car parks identified in the allocations, provides a rare opportunity to mend the broken 

character of the local urban form and townscape which among other issues is harmful to the setting of rear of listed buildings on the south side of  

Wolborough Street backing onto the A381 opposite the site and the edge of the  Wolborough Street Conservation Area. This opportunity then extends 

more widely to the enhancement of urban form, architectural distinctiveness, and spatial arrangements to enhance edge of Conservation Area character 

and appearance and the setting of the listed buildings.   

The site has the opportunity along with the other Newton Abbot central town allocations to create a chain of sites that can provide an enhancement to a 

more coherent and connected townscape including an improved spatial balance of public realm and spaces combined with new houses and some mix 

commercial use on ground floors to busy thoroughfares. 

Step 4: What can be done in mitigation to maximise enhancements and avoid harm? 

There is evidence in the early OS mapping both 1st and 2nd Edition of a medieval burgage plots in the area of Newfoundland Way Car Park and it is apparent 

it formed a core of medieval Newton Abbot. This area was formerly a denser residential area with better defined and protected public and private spaces 

that responded to the street spaces and burgage plots. 

A tighter more varied street frontage to the A381 with the preservation of established street trees could be established informed by archaeological studies 

and heritage assessment. A more varied street frontages and finer urban grain of close knit, built forms would assist in breaking up the poor quality large 

20th century blocks that have had a harmful impact on the setting of neighbouring listed buildings and upset the urban grain of the Conservation Area.  

An informed master planning process can then look to enhance this edge of town site and the setting of the designated heritage assets. It can also assist in 

the reconnection of pedestrian and people centred street form, reducing the vehicle dominance in the area while reducing speeds and improving 

pedestrian and cycle connections with the town centre.  

A heritage assessment to evaluate the historic local townscape, its massing, built rhythms, scale and variety, heights and elevation treatments, use of 

materials, local distinctive architectural language and mix of land uses especially active ground floor uses will be needed to inform a master planning and 

detailed design process. 
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Step 5: Is the proposed site allocation appropriate in light of the NPPF’s tests of soundness?  

The Test of Soundness seeks that the plan is positively prepared to pursue objectively assessed development and infrastructure requirements.  It should be 

justifiable and implementable over the plan and consistent with national policy particularly delivery of sustainable development. 

It is considered that the proposals for the development of this very significant brownfield car park site to a residential /mix use and public spaces and new 

connections needs to be subject to appropriate principles of good informed planning practice and design and should be a good use of the previously 

developed land that looks to be informed and integrate evidence of historic street patterns and urban form in order to contribute to a reconnection of 

urban street patterns and a more varied but coherent street form that will enhance the setting  significance of the existing designated listed buildings, 

Wolborough Street Conservation Area  and non-designated heritage assets including those identified in this HIA.  

It is understood the housing and employment requirements for the district support the allocation designation and that it is a compatible use in a 

sustainable urban location that can contribute to the principles of sustainable development, economic, social, and environmental benefits 

Zig Zag Quarry Kingskerswell 
Development of 100 homes.  

Historic England comments: Concern about the potential for this allocation to affect the setting of Milber Down Camp 650 m to the north east of the site 

(500m to the edge of the Monument Polygon on HER). 

Site Selection Methodology:  

Step 1: Are any Heritage Assets affected by the potential site allocation? 

Heritage Assets: 

Milber Down Scheduled Monument  

Step 2: Characterisation -What contribution does the site make to the significance of the heritage assets?  

The Milber Down Camp (Hillfort) built and occupied as a visible hilltop permanent settlement in the Iron Age 6th century BC to 1st Century AD and consists 

of visible concentric earthworks spaced at 15m intervals. The site is scheduled and is located at the ridge with views particularly toward the west.    

The sand quarry appears active and has a public footpath running around the two thirds of the boundary with one of the paths running up the west side of 

the monument and a minor path into the schedule monument. The quarry is cut into the steep sloping hillside and is therefore visually contained within the 

steep sides of the quarry face.  
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The public footpath gives access to the higher north side of the quarry where it borders reclaimed former quarry working reinstated with a settling pond in 

reed beds and an established belt of woodland. Within the woodland area there are a small group of dwellings Haccombe Famhouse, Milber Down, 

Eldorado   and Oak Park that have a loose character and numerous outbuildings. The Scheduled Monument is a further 300 m up the slope with field 

hedgerows and is not a visible feature in the landscape.  

When viewed from the Scheduled Monument the quarry is hidden by the woodlands and hedgerows on the slope and the views are wider out to the 

countryside.   

Step 3: What impact will the site allocation have on that significance? 

The development of the Zig Zag quarry, while in 500m or so of the area of influence of the Scheduled Monument, the topography and landscape setting 

mean that any setting impact on experience of the monument will be neutral. The addition of new dwellings in this area may result in more activity on the 

surrounding public footpaths. 

 Step 4: What can be done in mitigation to maximise enhancements and avoid harm?  

The preservation of the setting of the monument needs to be considered within any development proposals and there may be potential for additional 

woodland planting to the north edge to reinforce the existing woodland areas. The addition of new dwellings in this area will result in more activity on the 

surrounding public footpaths but this could be beneficial to appreciation of the monument and include provision of interpretation for understanding of the 

asset.  

Step 5: Is the proposed site allocation appropriate in light of the NPPF’s tests of soundness?  

The Test of Soundness seeks that the plan is positively prepared to pursue objectively assessed development and infrastructure requirements.  It should be 

justifiable and implementable over the plan and consistent with national policy particularly delivery of sustainable development. 

It is considered that the proposals for the development of this quarry to a residential use needs to be subject to appropriate principles of good informed 

planning practice and design and should be a good use of the previously developed land that looks to be informed and integrate new landscaping  in order 

to contribute to the established hill side location that includes reclaimed quarry areas that will enhance the setting  significance of the Schedule Hillfort 

Monument as identified in this HIA.  

It is understood the housing requirements for the district support the allocation designation and that it is a compatible use in a sustainable rural edge 

location that has been harmed by the current quarrying activities and can contribute to the reclamation of the surrounding areas within principles of 

sustainable development, economic, social, and environmental benefits 
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East of Buckland Road (previously known as Haytor Road) Newton Abbot  
Development of 30 homes. 

Historic England Comments: An HIA should be undertaken to understand the impacts of the proposed allocation on the setting of Buckland Barton. 

Site Selection Methodology:  

Step 1: Are any Heritage Assets affected by the potential site allocation?  

Heritage Assets:  Buckland Barton Grade II  

Historic Barns now converted either curtilage listed or non-designated heritage assets. 

Step 2: Characterisation - What contribution does the site make to the significance of the heritage assets?  

The site is a greenfield on the edge of the north east corner of Newton Abbot suburb of Buckland. The site is roughly rectangular and slopes away to the 

east from Buckland Road.  

It is bounded by Buckland Road to the west, with new housing and play area on the opposite side of the road. To the south west corner is a mid late 20th 

century bungalow onto Buckland Road and to the south and east are open fields with native hedgerow to boundaries. To the north Buckland Road turns 

right angles to form the north edge of the site with an established hedgerow bank with trees to this boundary. The Mare and Foal Sanctuary access is 

located to the north side of the road and many of its modern farm sheds and associated buildings are located around the Barton Farmstead including on 

rising ground to the north west of the Barton.  

Buckland Road slopes away to the east and at the north east corner the site is boarded by a farm track with hedgerow that provides access to the adjoining 

field that is on a lower level than the allocation site. Buckland Road turns about 45 degrees to the south east at this north east corner and Buckland Barton 

is located on the opposite side of the road set down into the natural slope at the top of the valley above the Teign Estuary.  

The grade II listed farmhouse is orientated south east but at a lower level so that upper floors and roofscape and lateral and gable stacks are most apparent 

from Buckland Road. It is 16th century with 17th and 20th century alterations, with whitewashed rubble stone walls and cement slate roof, gabled to the 

north and hipped to the south. Buckland Barton has associated historic and modern barns located to the north of the farmhouse and historic mapping 

suggests a formal garden to the south elevation. Some of the barns appear to be converted to residential use but all form a group of curtilage buildings. It 
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appears that the farmstead buildings extended across what is now Buckland Road to the commercial buildings set below the adjoining field to the east of 

the site. These buildings appear now to be a separate commercial activity and are modern or rebuilt.  

Step 3: What impact will the site allocation have on that significance? 

The Barton farmhouse and curtilage barns are an important historic feature in the landscape particular wider views to the north and east but from the site 

it is not a visible feature until the very north east corner of the site.  

The Buckland Barton site and The Mare and Foal Sanctuary use have meant several new agricultural sheds, car parking and conversion of the existing barns 

around the Barton. However, the setting significance of the Barton especially in the wider landscape remains mostly open and it includes views from higher 

ground of the access road and car park to the Mare and Foal Sanctuary where the listed building can be seen in context of the allocation site.  

The development of the site generally will have little impact on the immediate experience of and setting views of the Buckland Barton due to siting of the 

Barton in the topography below the ridge of the site. However, the area to the north east corner of the site will include views of the roofscape and lateral 

stack of the Barton from the higher ground to the North across the Barton and toward the site. This will mean the development will be a visible feature 

impacting on the backdrop of the roofscape of the Barton in these views.  

 Step 4: What can be done in mitigation to maximise enhancements and avoid harm?  

The development density should be restricted to the north east quarter of the site as it will be a visible in feature in views across the Barton for example 

from the Mare and Foal Sanctuary access road and car park. Mitigation will be best achieved through a careful design and layout to include local distinctive 

and vernacular architectural response to the site including a roofscape and materials that respond to and do not compete with Buckland Barton. The 

retention of and enhancement where possible of the native trees and hedgerows especially in the area of the north east quarter of the site will assist the 

integration of the development into the topography and preserve the setting of the Barton farmhouse and farm group.  

Step 5: Is the proposed site allocation appropriate in light of the NPPF’s tests of soundness?  

The Test of Soundness seeks that the plan is positively prepared to pursue objectively assessed development and infrastructure requirements.  It should be 

justifiable and implementable over the plan and consistent with national policy particularly delivery of sustainable development. 

It is considered that the proposals for the development of this greenfield to extend residential use into the countryside from the north east of Newton 

Abbot need to be subject to appropriate principles of good informed planning practice and design and use all the available natural features in the 

landscape, field patterns, woodlands, lanes, water features, and existing buildings and the setting of the Buckland Barton a heritage asset, visible in views 

across the site from the north and to  inform and integrate the formation of a new urban edge to Buckland and Newton Abbot into the landscape so that it 
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responds and contributes to the established topography and through this it can preserve and may better reveal  the setting  significance of  Buckland 

Barton. 

It is understood the housing requirements for the district support the allocation designation and that the quantum of development will be such as to 

potentially create a self-sustaining and balanced development that is a compatible with the landscape and forms a sustainable location that can contribute 

to Newton Abbot as an established urban settlement within principles of sustainable development, including economic, social, and environmental. 

Bradmore Woods Newton Abbot (Previously Land at west of Houghton Barton)  
Development of 1050 homes .  

Historic England Comments: HIA should be undertaken to understand the impacts of the proposed allocation on the setting and significance of Ingsdon 

Manor and Seale Hayne Faculty – HIA to make recommendations for ways to avoid, minimize or mitigate negative impacts and max opportunities to better 

reveal. 

Site Selection Methodology:  

Step 1: Are any Heritage Assets affected by the potential site allocation? 

Heritage Assets: 

Ingsdon Mill Mill House grade II 

 Ingsdon Manor Pair of Entrance Piers and flanking walls grade II 

 Seale Hayne Faculty grade II 

Houghton Grade II Barn 30 m SE of Houghton grade II  

Non Designated heritage Assets  

Oaklands House and Barn on A383 

Mallards West side of Lane  

Huckland Cottage East side of Lane  

Ingsdon Lodge north of Bradmore Woodland 
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Step 2: Characterisation - What contribution does the site make to the significance of the heritage assets?  

The site is large area of countryside with a lane tracking north west/ south east through the centre of the site. At the centre of the site is a roughly square 

woodland Bradmore Woods. This woodland is evident in the tithe map and 1880 1st Edition OS map. 

The principal built feature within the site is a group of modern farm sheds that were located around an early 20th century isolated field barn in steel frame.  

The larger modern shed is mid late 20th century stell frame sheds that appear to be now unused. The access lane to the farm sheds is off the lane just south 

of Bradmore Woods. Electricity pylons run across the site north east /south west. 

The south edge of the site is bounded by the Ashburton Road A383 where opposite the lane junction is Oakland House behind a now converted Stone 

Oakland Barn - these date from the late 19th century and are local stone with slate roof and slate cladding to the west gable/elevations of the barn.   

Ingsdon Mill and Mill House are located 30m to south east side onto the River Lemon and set back and set down into the topography from the road behind 

a local rubble stone barn with slate roof.  These are 18th century rendered wall with slate roof.  

To the south east corner of the site adjoining the A383 is a couple of sports pitches club house and car park that could be an important local provision in the 

development.  

Mallard House is located to the west side of the lane just 80m from the junction with A383 and opposite Huckland Cottage both appear in some form on 

the tithe mapping with Huckland Cottage thatched and Mallard House is a mid-19th century villa orientated south with a courtyard of stone barns to the 

north. Along with Oakland and Mill House and Mill form a small group of 18th and 19th century existing dwelling around the south edge of the site but are 

excluded from it.  

About 150m to the north of the site is the former Ingsdon House that in the late 19th century was St Michael Convent but was redeveloped in the mid 20th 

century for housing related to Seal Hayne with a group of large detached and terrace housing. The former gate posts to Ingsdon House remain and are 

listed. On the opposite side of the lane is former Burn Farmhouse the courtyard of barns to the south east have been converted for student 

accommodation. The former farmhouse is pre 1840 along with some of the barn. Both groups are beyond a low ridge from the site and Burn Farmhouse 

and barns are located in a vale, so the topography effectively screens them from the site.   

To the centre of the site is Ingsdon Lodge a mid-19th century Lodge House that would have formed the gateway to the Parkland of the Ingsdon House. 

Seale Hayne former Agricultural College dates from 1909 – 14 is a red brick with Portland stone dressings and slate roofs in a quadrangle form. The range is 

located on rising ground about 150 m behind a smaller ridge at the edge of the site. The college building is a substantial and visible feature in the landscape 

from the eastern half of the site. The other group of building to the college site include the listed Houghton Farmhouse and Barn. The topography of the site 

and the edge of the site being 150 m or so form the edge of the College buildings will assist in reducing impact. 
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Step 3: What impact will the site allocation have on that significance? 

The site has been developed around the former farmstead and Seale Hayne College. The site edge works with the topography to the east and north where 

it relates to a low ridge that gives a breathing space to the Seale Hayne College, a grade II listed building which is located on higher ground 150m to the 

north east. The site has a gentle sloping topography and includes an important old woodland to the centre along with the lane and its associated trees and 

groups of trees around Mallard House to the south of the site.  

The A383 has an existing substantial and established hedgerow that is set back off the highway and if maintained gives a good buffer to the grade II listed 

Mill House and non designated Heritage Assets of Oakland House and Barn. 

The site has buffers to ease the harm on the setting of the listed buildings especially Seale Hayne college buildings, although a part of its character is the 

siting on rising ground so that it has a status and presence on the landscape to the south and west that includes this site, and this should be considered in 

the development so that informal views are maintained across and through the site.  

The site includes a pair of dwellings Mallards House, Huckland Cottage and Ingsdon Lodge these are heritage assets and along with existing lanes, 

topography, landscape, water features and woodlands should be used in informing and integrating any new development into the landscape. 

While of no heritage interest the group of farm sheds located in a vale to the centre of the site and have an established lane with some trees and hedgerow 

and there is a junction with the lane to the centre of the site. These can provide a structure and spatial arrangement to inform a general layout and assist in 

finding a natural siting for a centre for service facilities for a large development of 1050 houses. The other physical feature which will influence 

development is the electricity pylons and the wayleaves required for these will need to be carefully considered as they cut across the landscape.   

 Step 4: What can be done in mitigation to maximise enhancements and avoid harm?  

The site benefits from existing buffers to the listed buildings and has the potential to integrate non designated heritage assets into the fabric of the 

development. These in turn will assist in integrating and giving variety and character to the new development, if given appropriate weight and protection in 

the urban design and master planning phase. 

The heights and scale of the development and the importance of protecting woodlands and existing field patterns, hedgerows and lanes will, along with the 

existing topography and landscape, maintain the presence and setting of Seale Hayne College buildings, especially in views from the east half of the site.  

While Seale Hayne is separated from the development site, it has significant scope to act as a sustainable local centre for employment, public services and 

facilities for the development, and it will need careful consideration as to how the existing buildings at Seale Hayne could be integrated  in a sustainable 

way with improved highway connections and green links to integrate with the development site while not being physically overwhelmed or harming its 

setting and open position in the countryside.   
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The removal of the electricity pylons or relocation underground would also be beneficial in grounding new development and prevent them from interfering 

in creating good quality and coherent development layout.   

Step 5: Is the proposed site allocation appropriate in light of the NPPF’s tests of soundness?  

The Test of Soundness seeks that the plan is positively prepared to pursue objectively assessed development and infrastructure requirements.  It should be 

justifiable and implementable over the plan and consistent with national policy particularly delivery of sustainable development. 

It is considered that the proposals for the development of this predominantly open countryside to a large residential use needs to be subject to appropriate 

principles of good informed planning practice and design and use all the available natural features in the landscape, field patterns, woodlands, lanes, water 

features, and existing buildings and the setting of the surrounding heritage assets can inform and integrate the formation of a new urban landscaping so 

that it responds and contributes to the established topography and through this it can preserve and may better reveal  the setting  significance of the Seal 

Hayne College and enable it to perform as a local and sustainable centre for associated commercial and public services for the new housing as  identified in 

this HIA.  

It is understood the housing requirements for the district support the allocation designation and that the quantum of development will be such as to 

potentially create a self-sustaining and balanced development that is a compatible with the landscape and forms a sustainable location that can contribute 

to the renewal of Seale Hayne and wider urban settlements within principles of sustainable development, including economic, social, and environmental 

benefits. 

Peamore and West Exe Exeter  
Development of 900 homes and employment/mixed use. 

Historic England comments that a HIA is required to assess impact on assets including Scheduled Monuments and three Listed Buildings adjoining the site.  

Site Selection Methodology:  

Step 1: Are any Heritage Assets affected by the potential site allocation? 

Heritage Assets 

Peamore House grade II  

Peamore War Memorial,  

Peamore Cottage  
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Scheduled Monument L 

Non Designated Heritage Asset 

Little Silver Cottages pre 1840  

Parkland  

Step 2: Characterisation - What contribution does the site make to the significance of the heritage assets?  

The site takes in a large triangular swathe of land predominantly to the east and south of the A379 that runs north into Alphington and Exeter, bordered by 

the A38 /M5 to the south and east and A30 to the north. The interchange between the A30 and A38 /M5 is located at the east point of the site.  

The site in its simplest form can be seen as two elements with a mix of employment and residential including live work units to replace and extend the 

existing commercial development to the south of Days Pottles Lane and the larger housing allocation site that is located to the north of the lane.   

Days Pottles Lane is located to the ridge and to the north of this ridge there is a vale that Peamore House is orientated toward and is its significant outlook, 

looking east across the parkland setting and taking in Peamore Cottage, associated farm buildings and lodge and framed to the east by the wooded ridge, 

that runs roughly north/ south and forms a foil to the parkland with woodland to the Little Silver Plantation and Silver Ridge hillside. The is also an 

important contributing fishpond lake with boat house to the parkland side of this woodland.   

This is a considered and designed parkland setting that extends across most of the housing allocation site. It is not a designated Park and Garden but is 

considered to be of significance and a non-designated heritage asset forming the significant setting of Peamore House. 

The Parkland includes the A379, which although in its current form is harmful to the setting, it aligns with a road evident in this location on the Tithe 

Mapping and is indicated as being a Roman Road so would have been the established lane to Alphington and Exeter when the parkland was set out and 

formed part of the wider perspective.  

In addition, there is a Scheduled Monument and Enclosure with evidence of a small late Iron Age /Romano British farmhouse and settlement to the north 

above the fishpond.   

The site provides the wider parkland setting for Peamore House and clearly is a good candidate for a Registered Park and Garden, as indicated by the 

comments from Historic England. In addition, the parkland and views towards the house have been captured by several recognised artists from the late 18th 

and early 19th century.  
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The area beyond the Little Silver Plantation, including the area around the settlement of Little Silver including the non-designated heritage assets of pre 

1840 Little Silver Cottages in local red sandstone, are located on a sunken lane with a treed bank to mitigate noise from the A38 and A38 /M5 interchange.  

Conversely the allocation of housing and employment land to the south of Days Pottle Lane is not in the immediate setting of the house with the ridge 

between the allocation and the main park and garden, while a part of the surrounding area it needs to reflect the character and green infrastructure to the 

approach to the parkland setting of Peamore House over the ridge. This south edge of the site would be bordered by the A38 and its associated background 

noise.   

Step 3: What impact will the site allocation have on that significance? 

The housing allocation for 900 units needs to be carefully considered in layout and design and to be restricted in the entirety of the swathe of land splaying 

out east from Peamore House to the wooded ridge Little Silver plantation in order to conserve and enhance the setting of Peamore House, Peamore 

Cottage, associated farm buildings, Peamore Lodge, War Memorial and surrounding parkland. The orientation of Peamore House is east looking across and 

controlling the immediate parkland landscape between it and the A379 but beyond over the ancillary Farm and Peamore Cottage to the fishpond and 

boathouse and the backdrop of the Little Silver Plantation and ridge.  

In addition, any works within or in the setting of the Scheduled Monument allocation of the Iron Age /Romano British Settlement/Farmhouse to the North 

would be harmful to this designated heritage asset.  

The combined heritage value of the setting of Peamore House, Peamore Cottage and associated buildings and Scheduled Monument needs to be preserved 

and better revealed where possible so that the parkland can form a central green infrastructure feature at the centre of the site to preserve the current 

significance of the assets setting.   

The employment and mixed-use part of the site to the south of Day Pottles Lane would be considered to have low level of harm to the assets as part of the 

wider locality but in context of the heritage assets needs to consider landscaping character as a as part of the approach to Peamore House setting would 

assist in bedding the development into the landscape.    

Step 4: What can be done in mitigation to maximise enhancements and avoid harm?.  

The allocation is a substantial quantum of housing and is therefore needs to be given weight in consideration but as advised by the NPPF 199 ‘When 

considering the impact of a proposed development on the significance of a designated heritage asset great weight should be given to the asset’s 

conservation. 
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From a heritage perspective the careful worded Policy and supporting text with the proposed housing and employment allocation at Peamore should 

provide an urban design and landscape response to achieve the sufficient mitigation for the conservation and enhancement of the Parkland setting of 

Peamore House, including and Peamore Cottage with associated farm buildings, War Memorial and the Scheduled Monument.  

Step 5: Is the proposed site allocation appropriate in light of the NPPF’s tests of soundness?  

The Test of Soundness seeks that the plan is positively prepared to pursue objectively assessed development and infrastructure requirements.  It should be 

justifiable and implementable over the plan and consistent with national policy particularly delivery of sustainable development. 

It is considered that the proposals for the development of the allocated houses and employment land would subject to close adherence to the Policy 

requirements for the site allocation be in accordance with National Planning Policy Framework. This policy protection should through any planning 

application achieve the mitigation of potential harm to the setting of the heritage assets through according to appropriate principals of good, informed 

planning practice and design.  

The Policy mitigation is required to sufficiently address the impact on the setting of the Listed Peamore House and associated Peamore Cottage and the 

substantial loss of the wider parkland including the contribution from the natural features in the landscape, field patterns, woodlands, lanes, water 

features, and existing buildings and the setting of the surrounding heritage assets and the impact on the Scheduled Monument as identified in this HIA.  

It is understood the housing requirements for the district support the allocation designation and that the quantum of development and the principle of this 

development can be achieved with minimum harm to the designated heritage assets to the objectives and principles of sustainable development. 

 

Inner Bell Chudleigh  
Development of 30 homes. 

Historic England Comments: A HIA is required to understand the impacts of the proposed allocation on Heathfield’s significance and setting. 

Site Selection Methodology:  

Step 1: Are any Heritage Assets affected by the potential site allocation? 

Heritage Assets: 

Heathfield’s and stables grade II  
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Chudleigh Conservation Area  

Non-Designated Heritage Assets  

Cleaveland Cottage Exeter Road  

Step 2: Characterisation - What contribution does the site make to the significance of the heritage assets?  

The site is located on the west side of Exeter Road at the northern edge of Chudleigh and about 300m north of the Conservation Area. The site is boarded 

by the village allotments to the south and to the north side by Heathfields a detached house with attached rear stable block, an early 19th century property 

with rendered and hipped thatched roof and grade II listed.  

The site is behind an established hedgerow to a pavement onto Exeter Road and the boundary of Heathfields garden and curtilage has a similar hedgerow 

with established trees. The hedgerow to Exeter Road sits above a low stone rubble retaining wall to the front of the garden of Heathfields. The house is set 

about 70m north of this boundary with the site and set back about 30m into the site accessed from its own driveway off Exeter Road. On the opposite side 

of Exeter Road, is a ribbon development of mid 20th century detached dwellings that run north along the roadside. These dwellings provide the built setting 

for Heathfield which sits at an angle onto the road and on rising ground giving it some authority within its plot from Exeter Road.  

The site is a greenfield and has a gentle slope up from the Exeter Road with a depth of about 190m and 70m width.   

Cleaveland Cottage built between 1880 and 1904 is considered to be a non-designated heritage asset located on the opposite side of Exeter Road to the 

south west corner of the site and has a gable and rear wing onto the road with the gardens and outlook to south. It is built in local rubble stone except for 

the rendered south elevation and has a slate roof. Some its window openings fronting the road have been blocked up with stone leaving exposed timber 

lintels. Cleaveland Cottage is located tight up the roadway forming a pinch point visually on the road into Chudleigh and is out of character with the other 

dwellings including Heathfields that are set back form the road 20 – 30m. It has a vehicle access opposite the centre of the site frontage that provides 

vehicle access to Cleaveland Cottage and a 20th century detached dwelling Churchills.  

Step 3: What impact will the site allocation have on that significance? 

The development of this greenfield site will have some low level of harm to the setting and outlook of the listed building, Heathfields, which is sited angled 

south and so has oblique views across the lower part of the site.  

The continuous hedgerow to the Exeter Road frontage extends in front of the site and Heathfields and is a significant feature and in public views and setting 

of the listed buildings which is only viewed once close up to the driveway. The development would need to preserve this strong hedgerow and minimise the 

loss for access purposes.  
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The other interesting feature of siting and layout is the set back from the road about 20 – 30m that characterises Heathfields but also the detached 

dwellings to the north edge of Chudleigh. While conversely the dwelling opposite the site Cleaveland Cottage is tight to the roadside. 

 This site will also form a new gateway to the north of Chudleigh village and Conservation Area. 

The boundary with established trees to the Heathfields will need to be preserved and development sited so as not to put future pressure on the removal of 

established trees.  

Step 4: What can be done in mitigation to maximise enhancements and avoid harm?  

The development of the site will introduce a built form in the immediate setting of Heathfields and on the gateway to Chudleigh including Cleaveland 

Cottage, which is a significant in its siting, tight on the road and in local distinctive use of materials.  

Careful consideration to the siting and layout and scale of built form, local distinctive approaches would include a more organic and evolved form of 

development rather than a rigid block form.  

Building heights should be restricted to two storey and roof forms need to be carefully considered to provide a loose grouping of buildings. The materials of 

the development are equally important and should be informed from the local area and use of materials. Thatch as a roof material should be considered in 

the mix with a hierarchy of roof materials.  

The site is greenfield however it forms a gateway to the built-up area of Chudleigh and a change in density of development. The allotments will provide a 

green buffer to the village edge.  

There is a need to have more open area to the north west corner of the site in views from Heathfields which might be contrasted with a siting a dwelling 

closer to the road in the vicinity of Cleaveland Cottage as a counter to it and adding to the idea of entering Chudleigh and restricting speeds around the 

entrance to the site. 

It is considered that subject to careful planning harm to the setting significance of Heathfields can be mitigated appropriately. 

Step 5: Is the proposed site allocation appropriate in light of the NPPF’s tests of soundness?  

The Test of Soundness seeks that the plan is positively prepared to pursue objectively assessed development and infrastructure requirements.  It should be 

justifiable and implementable over the plan and consistent with national policy particularly delivery of sustainable development. 

It is considered that the proposals for the development of this edge of village greenfield site for 30 houses and new access  needs to be subject to 

appropriate principles of good informed planning practice and design and should be a good use of greenfield  land that looks to be informed and integrate 
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evidence of evolution of local villages and in order to contribute to a settling the development that borders Heathfields a grade Listed buildings and a non-

designated heritage asset Cleaveland Cottage opposite side of the Exeter Road and as a gateway to Chudleigh and its village Conservation Area and setting 

identified in this HIA.  

It is understood the housing requirements for the district support the allocation designation and that it is a compatible use in a sustainable edge of village 

location that can contribute to the principles of sustainable development, economic, social, and environmental benefits. 

 

Knight’s Mead Chudleigh Knighton  
Development of 15 homes. 

Historic England Comments: A HIA should be undertaken to understand the impacts of the proposed allocation on the setting and significance of Teign 

Lawn.  

Site Selection Methodology:  

Step 1: Are any Heritage Assets affected by the potential site allocation?  

Heritage Assets: 

Teign Lawn Chudleigh Knighton Grade II  

Bellmarsh Barton grade II *  

Pair of Ash Houses Bellmarsh Barton grade II   

St Paul’s Church Chudleigh Knighton 

Step 2: Characterisation - What contribution does the site make to the significance of the heritage assets?  

The site is roughly triangular greenfield with a couple of field oaks that forms a buffer along with a bank of trees to the south and east edge to the River 

Teign and A38 Devon Expressway. To the north and west edge is the suburban extension to Chudleigh Knighton village. The centre of the village around St 

Pauls Church and Claycutters Arms is 225 m to the northwest.  
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Teign Lawn is mid-19th century villa rendered with slate overhanging eaves roof with a double depth floor plan orientated to south east with a slate clad 

veranda on cast iron columns that extends round to the gable ends of the house, it is grade II listed and has an outlook over the site albeit with an 

established hedgerow and trees to the garden boundary.  

Teign Lawn has been subsumed into the village edge through a late 20th century housing estate. It has a 2m plus stone boundary wall to the north and 

returns to the west side with an access of the estate turning head and access to the site by field gate.  

From the site looking south east over the Devon Expressway it is possible to view glimpses of the Bellmarsh Barton upper floor and roofscape.  

The village centre includes a small group of listed buildings including the St Pauls Church a flint pebble stone building and Claycutters Arms.  These are on 

rising ground to the north west and has no physical or experiential setting relationships with the site. 

Step 3: What impact will the site allocation have on that significance? 

Teign Lawn Villa has a specific orientation toward the greenfield of the site and to the River Teign meandering through the floodplains. The 1st Edition OS 

map show the original setting amongst orchards and view across the Teign Valley. The garden edge is bounded by mature trees and a broken hedgerow 

with post and rail fence. The allocation will be harmful to this outlook and setting.  

Bellmarsh Barton roofscape is 500m to the east and is visible in glimpses from some parts of the site close to and overlooking the A38 Devon Expressway 

but the impact of the A38 especially the noise and activity is established level of harm to the setting of the grade II* buildings is considered to be neutral in 

this context.  

The village centre listed buildings are on rising ground to the north west and have no physical or experiential setting relationships with the site. 

Step 4: What can be done in mitigation to maximise enhancements and avoid harm?  

The allocation will be harmful to the Teign Lawn Villa, a property that has its name based on this outlook and setting. The modern context of Teign Lawn 

Villa with the surrounding housing estate has been significantly harmful to its original setting amongst orchards and looking out over the River Teign valley.  

The harm to the setting from this new development will potentially complete the enclosure of this listed building buy modern housing. 

Mitigation is considered difficult, and it is unlikely to manage to retain the outlook but the development needs to understand the evolution of the Teign 

Lawn landscape since the 19th century,  be informed by it and, to integrate into the proposals evidence of this change to the setting of this listed building in 

order to protect and give space to the significance of its setting including the existing landscape openness and the specific elements of two field oaks and 

the existing tree screen to the A38 and river to the south east of the site which can assist in lessening the harm.  
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The development will use the existing field access adjacent to the listed building and need to include a buffer zone to the garden with trees and enhanced 

native hedgerow planting or an extension of the 2m plus stone walling to form a walled garden, the application process will need to assess the level of harm 

and the new housing will need careful consideration to be justified. The process will need a detailed design approach to enhance the local distinctiveness 

through layout, massing, height, and local materials to minimise outlook and setting harm and to offer some status of this listed building. 

It is not considered that the other listed buildings in the vicinity would require mitigation. 

Step 5: Is the proposed site allocation appropriate in light of the NPPF’s tests of soundness?  

The Test of Soundness seeks that the plan is positively prepared to pursue objectively assessed development and infrastructure requirements.  It should be 

justifiable and implementable over the plan and consistent with national policy particularly delivery of sustainable development. 

It is considered that the proposals for the development of this edge of village greenfield site for 15  houses needs to be subject to appropriate principles of 

good informed planning practice and design that needs to preserve existing established trees and boundary planting to achieve  a good use of greenfield  

land that should  be informed by and to integrate into the proposals evidence of the evolution and changes to the landscape and setting of this  listed 

building  in order to contribute to a sufficient degree to minimise and overcome the harm to the setting of Teign Lawn a grade II listed building identified in 

this HIA.  

It is understood the housing requirements for the district support the allocation designation and that it is a compatible use in a sustainable edge of village 

location that can contribute to the principles of sustainable development, economic, social, and environmental benefits 

 

Lamacroft Farm Kennford  
Development of 50 homes. 

Historic England Comments: HIA should be undertaken to understand the impacts of the proposed allocation on the setting of Heritage Assets.  

Site Selection Methodology:  

Step 1: Are any Heritage Assets affected by the potential site allocation? 

Heritage Assets: 

Cider House Lamacraft Farm grade II   

Little Woodlands including Garden Wall grade II   
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Stuart Lodge grade II   

Milestone 13 m west of Fairlight grade II  

Row of 3 cottages 50 m south west of Post Office grade II  

Non designated heritage assets include  

Lamacraft Farmhouse and outbuildings  

Terrace of 19th century cottages opposite the site on Kennford Lane including Rose Cottages between Little Woodlands and Stuart Lodge.  

The Old Reading Room  

Step 2: Characterisation - What contribution does the site make to the significance of the heritage assets?  

The site is made up of three field parcels either side of and including the farmhouse and agricultural buildings that make up  Lamacraft Farm that includes 

the late 18th century  grade II listed Cider Barn. The other barns in the group are non-designated heritage asset of a similar date and the farmhouse would 

appear to be of a similar or possible 17th century. 

Two of the fields were orchards in the 1880 1st Edition OS Mapping. The lower two fields are framed by the village lane though Kennford village to the east 

with an established native hedgerow. On the opposite side of the lane is Little Woodlands and Stuart Lodge both listed buildings and terraces of 19th 

century cottages.   

The southern edge of the site is a couple of early mid-20th century local authority semi detached houses and a 1930 bungalow to the west of the group.  

The west edge of the site is onto the lane that runs through the Lamacraft Farm and then returns south along the line of the former A38. It now runs 

parallel to the new Devon Expressway A38 located in a cutting running north /south. 

The northern field is boarded by the rear gardens of the properties on the Rayners a cul de sac of mid century bungalows.  

The fields are boarded by native hedgerows with a couple of field /hedgerow trees and the land is higher than the lane to the east and rises gently across 

the site to the west toward the A38.  

The fields are part of the village farmstead Lamacraft and the village has slowly developed and enclosed along with the introduction of the A38 Devon 

Expressway to the west. They are now surrounded by development but are relatively hidden by established field boundaries and have a connection and 

form the setting of the Lamacraft Farmstead including the listed Cider Barn. The group also includes the Old Reading Room an Art and Crafts Building of 

mid-19th century in red sandstone with steep tile roof. 
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The other listed buildings Stuart and Little Woodlands and non-designated heritage assets the 19th century terrace cottages form the development along 

the village lane which forms the east side of the fields. The lane provides a foil to the domestic character and an open aspect and outlook toe h the 

properties. 

Step 3: What impact will the site allocation have on that significance? 

The development of the site will add a quantum of new houses to the village centre. It would be best accessed by the lane parallel to the A38 enabling the 

protection of the existing established hedgerow and setting, and harm to those listed and non designated heritage assets will be reduced. It would prevent 

a new access onto the village road and increase in vehicle movement to the road, which already suffers from through traffic and parking on the road.  

The open outlook will be affected to these properties but setting back a buffer zone along the village road might assist in reducing the physical relationship. 

In respect to the Cider Barn this is located on the lane and has the screen of the linear barns and outbuildings to the field edge.  

These barns are include attached two storey and a single storey buildings that are non-designated heritage asset as part of the farmstead and are evident 

the 1880 1st Edition OS mapping. They appear to be corrugated sheet clad and maybe timber frame or part timber framed and part cob or stone. The end 

barn to this range that backs onto the field appear to be a semi circular  engine room suggesting a threshing barn. They from a coherent group and should 

be retained into the edge of the development.    

 Step 4: What can be done in mitigation to maximise enhancements and avoid harm?  

The farmhouse and outbuildings form an important group of buildings that need to be retained for the setting of the listed Cider House and form a focus for 

the development and will assist the integration of the new development to the village.  

The village listed buildings and non designated heritage assets on the main road through the village should not be substantially affected, subject to the 

access being from the lane parallel to the A38, as the protection of the existing established hedgerow to the lane opposite the cottages on the village main 

road would substantially reduce visual impact. The retention of the hedgerow boundary and moving the access to the west side will restrict any increase 

traffic impact along this village lane.  

In addition, as the site rises from the village lane which is characterised by the heritage assets along the east side it will be important the development 

respond and reflects the local vernacular build forms in scale, massing, architecture and use of materials. With the existing development form being modest 

cottage style with a mix of local materials.  

Step 5: Is the proposed site allocation appropriate in light of the NPPF’s tests of soundness?  
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The Test of Soundness seeks that the plan is positively prepared to pursue objectively assessed development and infrastructure requirements.  It should be 

justifiable and implementable over the plan and consistent with national policy particularly delivery of sustainable development. 

It is considered that the proposals for the development of this edge of village greenfield site for 50  houses needs to be subject to appropriate principles of 

good informed planning practice and design that needs to preserve existing established boundary planting to achieve  a good use of greenfield  land and be 

informed by and to integrate into the farmstead at the centre of the site including conversion of existing buildings, and local vernacular architecture in the 

immediate context and to  minimise and overcome the harm to the setting of Cider Barn and the listed and non-designated heritage assets on the village 

lane adjacent to the site identified in this HIA.  

It is understood the housing requirements for the district support the allocation designation and that it is a compatible use in a sustainable edge of village 

location that can contribute to the principles of sustainable development, economic, social, and environmental benefits 
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Employment Sites  
 

West Exe Park  
Historic England Comments: An HIA should be undertaken to assess suitability if the capacity of the site. They note harm to Peamore House parkland 

setting. 

Site Selection Methodology:  

Step 1: Are any Heritage Assets affected by the potential site allocation? 

Heritage Assets: 

Peamore House grade II  

Peamore War Memorial,  

Peamore Cottage  

Scheduled Monument  

Non Designated Heritage Asset 

Little Silver Cottages pre 1840  

Parkland  

 Step 2: Characterisation - What contribution does the site make to the significance of the heritage assets?  

The site takes in a large triangular swathe of land bounded except for a small addition to north west corner is on the east side of the A379 that runs north 

into Alphington and Exeter, bordered by the A 38 /M5 to the south and east and A30 to the north. The interchange between the A30 and A38 /M5 is 

located at the east point of the site.  

The site in its simplest form can be seen as two elements with the extension to the existing commercial development to the south of Days Pottles Lane and 

the 800-housing allocation site that is located to the north of the Lane.   
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Days Pottles Lane is located to the ridge and to the north of this ridge there is a vale that Peamore House is orientated to survey, looking east across the 

immediate Parkland setting including the Peamore subservient farmhouse and cottages and Lodge and out toward a ridge to the east that runs roughly 

north/ south and forms a foil to the Parkland with woodland to the Little Silver Plantation and Silver ridge hillside.  

Step 3: What impact will the site allocation have on that significance? 

The extension to the existing employment land and Service Station to the A379 south of Days Pottles Lane is not in the immediate setting of the house and 

with the ridge between the allocation and the main Park and Garden, while a part of the immediate surrounding area it would be located to the south and 

east from the existing employment allocation and would be bordered by the A38 and its associated background noise 

 Step 4: What can be done in mitigation to maximise enhancements and avoid harm?  

The employment site would be considered to have low level of harm to the heritage assets as the existing ridge and topography would minimise any 

immediate views and the setting significance is directed to the vale beyond the Days Pottle Lane ridge and to the east of the Peamore House.  

The development of a high technology employment allocation and its siting between the A379 and A38 and south of the ridge of Days Pottle Lane would 

appear to offer an enhancement to the existing loose group of commercial sheds and Service Station and they would be a visible feature in the wider 

landscape with views up the slope from the A38 and views to the East from the A379 the most apparent.  

The quality of the built form and the associated landscape improvement and planting to reduce the harsh impact on an otherwise open greenfield site to 

the wider landscape interest should be considered.   

Step 5: Is the proposed site allocation appropriate in light of the NPPF’s tests of soundness?  

The Test of Soundness seeks that the plan is positively prepared to pursue objectively assessed development and infrastructure requirements.  It should be 

justifiable and implementable over the plan and consistent with national policy particularly delivery of sustainable development. 

It is considered that the proposals for a Technology Park employment development to the open field to the south and east of the A379 and  Days Pottle 

Lane should be subject to appropriate principles of good informed planning practice, design and landscape design that needs to  achieve  a good use of 

greenfield  land and be informed by and to integrate into the open views  and sloping landscape above the A38 and to  minimise the impact along the A379 

to the brow of the ridge toward the north on the approach to the significant setting of heritage assets as identified in this HIA.  

It is understood the employment requirements for the district support the allocation designation and that it is a compatible use in a sustainable edge of 

Exeter location and associated road network infrastructure that can contribute to the principles of sustainable development, economic, social, and 

environmental benefits. 
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Ilford Park Drumbridges  
Historic England Comments: An HIA should be undertaken to understand the impacts of the proposed allocation on the setting and significance of Heritage 

Assets.  

Site Selection Methodology:  

Step 1:  

Heritage Assets: 

Stover Park grade II Park and Garden Stover House grade I and associated Listed buildings  

Non designated Heritage Assets former WWII Military Hospital and Displaced Persons Camp and Polish Care Home 

Step 2: Characterisation - What contribution does the site make to the significance of the heritage assets?  

The triangular site contains rough scrub and heath land to the north triangle bounded by the A382 and A38 screen of pine trees. The noise and activity of 

these main road is a factor on the local character. The site is split north west, south east by the service road to Trago Mills Retail Park. The south edges 

bound beyond a woodland to the Ilford Polish Home and former WWII US Military Hospital, later displaced persons camp. These 20th century uses are 

important to the character and use of the site and while not listed consideration should begiven to their protection for future assessment. 

The east side of A382 is Stover Park north edge which continues the mix of trees and heathland character. The Stover House and associated Listed buildings 

are some 600 m south east from the site. 

Step 3: What impact will the site allocation have on that significance? 

The site and its potential development will have only a marginal impact on the Stover Park in change of the currently wooded and heathland appearance to 

employment land and uses. However, the position of the site is not a feature in views from the site especially from the high ground to Stover House where 

the views are open toward Dartmoor across the registered Park and Garden setting.  

The existing tree protection between the south of the site and the existing Polish Care Home and former site of WWII related activities is considered to 

protect these sites and activities form the development and their setting and understanding is not harmed by the development. 

 Step 4: What can be done in mitigation to maximise enhancements and avoid harm?  
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The preservation of the current woodland and screening to the site around the edges would be sufficient to minimise any harm to the heritage assets and 

their setting and longer views associated with Stover Park, House and related listed buildings. 

Step 5: Is the proposed site allocation appropriate in light of the NPPF’s tests of soundness?  

The Test of Soundness seeks that the plan is positively prepared to pursue objectively assessed development and infrastructure requirements.  It should be 

justifiable and implementable over the plan and consistent with national policy particularly delivery of sustainable development. 

It is considered that the proposals for  employment land  development to the triangular site of heathland and scrubland  to the south of A38 and the west 

of the A382 should be subject to appropriate principles of good informed planning practice, design and landscape design that needs to  achieve  a good use 

of previously undeveloped land and be informed by and to integrate into the woodland  landscape either side of the  A38 and to  minimise the impact along 

the A382 to the east where the Stover Country Park forms the northern edge of the Stover House Parklands and the  setting of the heritage assets as 

identified in this HIA.  

It is understood the employment requirements for the district support the allocation designation and that it is a compatible use in a sustainable location in 

connection with associated road network infrastructure that can contribute to the principles of sustainable development, economic, social, and 

environmental benefits 

North of Perry Cross Newton Abbot  
Historic England Comments: The HIA should be undertaken to understand the impacts of the proposed allocation on the setting and significance of Heritage 

Assets.  

Site Selection Methodology:  

Step 1: Are any Heritage Assets affected by the potential site allocation? 

Heritage Assets:  

Stover Park grade II Park and Garden Stover House grade I and associated Listed buildings 

Higweek Church grade I  

Step 2: Characterisation - What contribution does the site make to the significance of the heritage assets?  

The site is a gentle sloping green field located to the north of the new Seale Hayne service road from Forches Cross junction with the A382. There is a Dutch 

barn to the east edge and an established hedgerow with trees along the old lane that previously boarded the site to the south. The other field boundaries 
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are a watercourse or ditch to the north edge and hedgerow to eh this boundary and the west end with a small group of trees just outside the site to the 

north east corner. View across the site from the south give significant wide views that include the A382 and Stover School with Stover House (400m) and 

Registered Park and Garden heritage assets.  

To the north in wider views can be seen the prominent Highweek Church that is a visible feature on the top of the hill from wide views 1.7 km away.  

Step 3: What impact will the site allocation have on that significance? 

The site is currently a green field in an open countryside location and would not normally come forward for employment development, however the 

development of the Seale Hayne access road infrastructure has created this opportunity and the development will extend an existing mixed use allocation. 

Without this development, further will appear incongruous as an isolated development site from views along the A382 and wider context.   

However, in respect to heritage assets of Stover House, Stover Parkland Garden and associated Listed buildings the use is not considered to have a harmful 

impact and should be considered as neutral. The landscape is open, and some level of landscaping could assist in bedding is in a new employment 

development in this open countryside location. 

 Step 4: What can be done in mitigation to maximise enhancements and avoid harm?  

The development of this site will be harmful to the open countryside landscape however the impact on the heritage assets identified in the HIA would be 

neutral.  

Step 5: Is the proposed site allocation appropriate in light of the NPPF’s tests of soundness?  

The Test of Soundness seeks that the plan is positively prepared to pursue objectively assessed development and infrastructure requirements.  It should be 

justifiable and implementable over the plan and consistent with national policy particularly delivery of sustainable development. 

It is considered that the proposals for employment land development to this isolated greenfield site has been made available by recent infrastructure 

development for the Seale Hayne access road. It would be visible from the east along the A382 however with appropriate principles of good, informed 

planning practice, design and landscape design to integrate into the landscape this should minimise any impact to neutral on the heritage assets identified 

in this HIA  

It is understood the employment requirements for the district support the allocation designation and that it is a compatible use in a sustainable location in 

connection with associated new road network infrastructure that can contribute to the principles of sustainable development, economic, social, and 

environmental benefits. 
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Appendix 1 - HIA Screening 
 

Housing Sites 
 

Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

Forde Close, 

Newton Abbot 

150 This area has largely been 

disturbed by modern 

industrial development so 

there are no anticipated 

archaeological impacts 

across most of the area 

under consideration.  

However, on the west of 

this area lies Newton 

Abbot Railway Station that 

has its origins with 

Brunel’s atmospheric 

railway and there is the 

potential for the survival 

of below -ground 

archaeological deposits 

associated with the early 

railway.  Any impact here 

should be mitigated by 

archaeological 

investigation and 

recording undertaken in 

advance of development. 

In the south lies the Grade 

I listed Old Forde House 

and any development in its 

vicinity should consider 

the impact upon the 

setting of this designated 

heritage asset, and 

Site contains Forde House 

mansion with current and 

formerly more extensive 

grounds and gardens. Also, 

significant Brunel and 

post-Brunel industrial 

heritage. Also, town quay 

and palaeoenvironmental 

potential at river end of 

site. Requires assessment, 

including setting impacts, 

and evaluation to inform 

masterplan and mitigation. 

Given the presence of the grade I listed Forde House 
within the site and other heritage assets located 
nearby, Historic England considers that a heritage 
impact assessment (HIA) should be undertaken to 
understand the impacts of the proposed allocation on 
their significance and settings. Nearby heritage assets 
include grade II listed gate piers and gates associated 
with Forde House and the Newton Abbot Forde Park 
and Courtenay Park and Devon Square Conservation 
Areas.  
We query if the archaeological potential of this 
allocation site has been assessed as appears to have 
been done for most sites in the HELAA. If not, this 

should be undertaken as part of the HIA with an 
indication of whether this should be carried out now to 
inform the allocation and its policy or if it can be 
prepared at a later date to inform development 
proposals.  
The HIA should make recommendations for ways in 
which negative impacts on the significance of affected 
heritage assets can be avoided, minimised and/or 
mitigated and opportunities for enhancements 
maximised.  
In our view, the HIA should then be used to inform the 
preparation of a masterplan for the site and to better 
understand its suitability and capacity for 
development.  
Assuming that the site requirements are intended to 

form the basis for criteria in a site-specific allocation 

policy, we consider that these should include the need 

to conserve and enhance the significance and settings 

of the grade I listed Forde House, other nearby listed 

Policy GC11: Forde Close 
Opportunity Are requires 
development to include: 
 
A design and layout solution which 
has regard to the amenity of the 
existing residents of Forde Close and 
conserves or enhances the 
significance of the nearby Grade I 
Listed Old Forde House and its 
setting, as informed by a Heritage 
Impact Assessment; and 
 

A layout informed by details of 

archaeological investigation, 

evaluation and mitigation. 

 

Plan making 

stage 
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Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

associated landscaped 

garden, and should 

enhance rather than 

detract from its setting. 

buildings, and Newton Abbot Forde Park and 

Courtenay Park & Devon Square Conservation Areas. 

They should also cover any requirements for 

archaeological assessment and evaluation, for 

townscape, local character and distinctiveness, as well 

as for any other design or other mitigation measures as 

maybe identified in the HIA. Reference to the adopted 

Newton Abbot Town Centre, Courtenay Park and 

Devon Square Conservation Area Character Appraisal 

(2010) may be of assistance here.  

Coach Road, 

Newton Abbot 

20 Within buffer of Grade I or 
II* Listed Building - Grade I 
St Mary`s Church lies 
500m to the west.  No 
Listed Buildings within or 
adjacent to site. 
Archaeological potential 
will need investigating. 
 

No comments made Historic England notes from the HELAA that the 
proposed allocation site is relatively near to listed 
buildings, including the grade I listed Parish Church of 
St Mary the Virgin to the west. Not mentioned in the 
HELAA but located much closer to the site to the north 
and west is the Wolborough Hill Conservation Area, 
although this is mentioned in the draft Local Plan. We 
further note from the HELAA that the archaeological 
potential of the site needs investigating.  
Given this, Historic England considers that a heritage 
impact assessment (HIA) should be undertaken to 
understand the impacts of the proposed allocation on 
the setting and significance of nearby listed buildings 
and the Wolborough Hill Conservation Area. The HIA 
should include the archaeological assessment and 
evaluation (as necessary) to inform the allocation and 
its policy or indicate if it can be prepared at a later date 
to inform development proposals (as appropriate).  
We also consider that the HIA should consider the 
cumulative impact of this allocation along with other 
proposed allocations in the area to the south-east, 
south and south-west of Wolborough.  
The HIA should make recommendations for ways in 

which negative impacts on the significance of affected 

heritage assets can be avoided, minimised and/or 

mitigated and opportunities for enhancements 

maximised.  
Assuming that the Site Requirements are intended to 
form the basis for criteria in a site-specific allocation 
policy, we consider that these should include the need 

Policy GC9: Coach Road Nursery 
requires development to include: 
 
A design and layout solution which 
conserves or enhances the heritage 
significance of the Wolborough 
Conservation Area and its setting, as 
informed by a Heritage Impact 
Assessment; and 
 
A layout informed by details of 

archaeological investigation, 

evaluation and mitigation. 

 

Plan making 

stage 



49 
 

Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

to conserve and enhance the significance and setting 
of affected listed buildings and the Wolborough Hill 
Conservation Area, as well as any design or other 
mitigation measures as may be identified in the HIA, 
e.g. retention of existing vegetation, landscaping, and 
design to reflect local vernacular. They should also 
cover any requirements for archaeological assessment 
and evaluation (if relevant).  

Hopkins Lane, 

Newton Abbot 

20 Within buffer of Grade I or 

II* Listed Building.   Listed 

Buildings beyond Hopkins 

Lane that front onto 

Queen Street.  

Some industrial/urban 

archaeological potential 

and impact on Listed 

Buildings to be 

assessed/evaluated to 

inform design and 

mitigation. 

 

Lying within the historic 
core of newton Abbot 
archaeological mitigation 
may be required  

 

Historic England notes from the HELAA that there are 
grade II listed buildings to the south of the site, that 
the site has archaeological potential and the 
recommendation that impacts on their significance and 
settings should be assessed/evaluated to inform design 
and mitigation.  
Given this, Historic England considers that a heritage 
impact assessment (HIA) should be undertaken to 
understand the impacts of the proposed allocation on 
the setting and significance of these listed buildings. 
We also consider that the HIA should include the 
archaeological assessment and evaluation (as 
necessary) to inform the allocation and its policy or 
indicate if it can be prepared at a later date to inform 
development proposals (as appropriate).  
The HIA should make recommendations for ways in 

which negative impacts on the significance of affected 

heritage assets can be avoided, minimised and/or 

mitigated and opportunities for enhancements 

maximised.  

Policy GC10: Hopkins Lane 

Opportunity Area requires 

development to include: 

 

A design and layout solution which 

has regard to the urban character 

and neighbouring mix of uses of the 

area and conserves or enhances the 

significance of nearby heritage 

assets and their settings, as 

informed by a Heritage Impact 

Assessment; and 

 

A layout informed by details of 

archaeological investigation, 

evaluation and mitigation. 

Plan making 

stage 

Cattlemarket, 

Newton Abbot 

50 This area contains several 

designated heritage assets 

in the form of listed 

buildings, including the 

Passmore Edwards Library, 

that positively contribute 

to the town’s streetscape.  

Any development here 

should respect and 

enhance these elements of 

the historic town’s 

streetscape.  The area lies 

Significant industrial 

archaeological potential 

relating to the medieval 

and later town. 

Also, palaeoenvironmental 

and waterlogged 

archaeological potential. 

Requires assessment and 

evaluation to inform 

masterplan and mitigation. 

Given the proximity of several listed buildings to the 
site, Historic England considers that a heritage impact 
assessment (HIA) should be undertaken to understand 
the impacts of the proposed allocation on their 
significance and settings.  

We query if the archaeological potential of this 
allocation site has been assessed as appears to have 
been done for most sites in the HELAA. If not, this 
should be undertaken as part of the HIA with an 
indication of whether this should be carried out now to 
inform the allocation and its policy or if it can be 
prepared at a later date to inform development 
proposals.  

Policy GC6: Cattlemarket  requires 

development to ensure that: 

 

New buildings are designed to 

conserve or enhance the 

significance of heritage assets and 

their settings on Market Street, as 

informed by a Heritage Impact 

Assessment; and 

 

Plan making 

stage 
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Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

to the east of Highweek 

Street, a medieval 

thoroughfare, and 

occupies an area that may 

contain archaeological 

deposits associated with 

the medieval and later 

town.  The County Historic 

Environment Record also 

indicates the possible 

presence of a mill – 

Sherborne Mill which may 

have 14th century origins - 

and a leat associated with 

this mill and Bradley Mill 

outside the area under 

consideration.  Any impact 

upon below-ground 

archaeological deposits - 

namely the town’s 

medieval and later 

settlement as well as its 

industrial heritage - should 

be mitigated by a 

programme of 

archaeological work to 

investigate and record any 

such deposits that may be 

affected. 

The HIA should make recommendations for ways in 
which negative impacts on the significance of affected 
heritage assets can be avoided, minimised and/or 
mitigated and opportunities for enhancements 
maximised.  
In our view, the HIA should then be used to inform the 
preparation of a masterplan for the site and to better 
understand its suitability and capacity for 
development.  
Assuming that the site requirements are intended to 

form the basis for criteria in a site-specific allocation 

policy, we consider that these should include the need 

to conserve and enhance the significance and settings 

of nearby listed buildings and any requirements for 

archaeological assessment and evaluation, for 

townscape, local character and distinctiveness, as well 

as for any design or other mitigation measures as may 

be identified in the HIA.  

Layout is informed by details of 
archaeological investigation, 
evaluation and mitigation. 
 

Highweek Way, 

Newton Abbot  

40 The site is adjacent to the 

Wolborough Street 

conservation area. This 

area lies within the 

medieval core of Newton 

Abbot and in an area 

where medieval 

archaeological deposits 

are known to survive. A 

The site is in the historic 

core of the medieval town. 

Known good survival of 

medieval and later 

archaeology, 

including waterlogged 

archaeology and 

palaeoenvironmental 

evidence. Requires 

Given that part of the site appears to be located within 
the Newton Abbot Wolborough Street Conservation 
Area and the site’s proximity of several listed buildings, 
Historic England considers that a heritage impact 
assessment (HIA) should be undertaken to understand 
the impacts of the proposed allocation on their 
significance and settings.  
We query if the archaeological potential of this 
allocation site has been assessed as appears to have 
been done for most sites in the HELAA. If not, this 

Policy GC8: Highweek Way ensures 
that: 
 
High quality new buildings are 
designed to complement the 
prominent location of the site within 
the town and which conserve or 
enhance the significance of heritage 
assets and their settings, as 

Plan making 

stage 
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Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

programme of 

archaeological work has 

been commenced through 

a condition applied to the 

consent granted for 

application 

14/01015/MAJ, this work 

has yet to be completed 

and was undertaken in 

mitigation for the impact 

of the ‘footprint’ proposed 

development.  Further 

archaeological mitigation 

may be required here 

depending upon the 

nature of the proposed 

development of the site.  

The DCC Historic 

Environment Team would 

be able to provide advice 

on the requirement and 

scope of any such 

mitigation upon receipt of 

detailed development 

plans. 

assessment and evaluation 

to 

inform design and 

mitigation. Setting of the 

medieval chapel tower 

also a design issue. 

should be undertaken as part of the HIA with an 
indication of whether this should be carried out now to 
inform the allocation and its policy or if it can be 
prepared at a later date to inform development 
proposals.  
The HIA should make recommendations for ways in 
which negative impacts on the significance of affected 
heritage assets can be avoided, minimised and/or 
mitigated and opportunities for enhancements 
maximised.  
In our view, the HIA should then be used to inform the 
preparation of a masterplan for the site and to better 
understand its suitability and capacity for 
development.  
Assuming that the site requirements are intended to 

form the basis for criteria in a site-specific allocation 

policy, we consider that these should include the need 

to conserve and enhance the significance and settings 

of the Wolborough Street Conservation Area and 

nearby listed buildings. They should also cover any 

requirements for archaeological assessment and 

evaluation, for townscape, local character and 

distinctiveness, as well as for any other design or other 

mitigation measures as maybe identified in the HIA. 

Reference to the adopted Newton  

Abbot Town Centre, Courtenay Park and Devon Square 
Conservation Area Character Appraisal (2010) may be 
of assistance here.  
 

informed by a Heritage Impact 
Assessment; and 
 
Layout is informed by details of 
archaeological investigation, 
evaluation and mitigation. 

Wolborough 

Street car park, 

Newton Abbot 

20 Significant number of 

listed buildings on 

Wolborough Street. This 

area lies within the 

medieval core of Newton 

Abbot and it can be 

expected that truncated 

archaeological deposits 

survive below the extant 

carpark and buildings here, 

High potential for 

medieval and post-

medieval urban 

archaeology, including 

waterlogged and 

palaeoenvironmental 

evidence. Requires 

assessment and evaluation 

to inform masterplan and 

mitigation. 

Given the proximity of several listed buildings near to 
the site and the Wolborough Street Conservation Area, 
Historic England considers that a heritage impact 
assessment (HIA) should be undertaken to understand 
the impacts of the proposed allocation on their 
significance and settings.  
We query if the archaeological potential of this 
allocation site has been assessed as appears to have 
been done for most sites in the HELAA. If not, this 
should be undertaken as part of the HIA with an 

indication of whether this should be carried out now to 

Policy GC7: Wolborough Street Car 

Park requires development to 

ensure that: 

 

New buildings are designed to 

conserve or enhance the 

significance of heritage assets and 

their settings on Wolborough Street, 

as informed by a Heritage Impact 

Assessment; and 

Plan making 

stage 
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Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

and a programme of 

archaeological mitigation 

will be required depending 

on the extent of survival of 

any such deposits.  The 

Historic Environment 

Team would be able to 

provide advice on the 

requirement and scope of 

any such mitigation upon 

receipt of detailed 

development plans. 

Air Quality: The AQMA 

along Wolborough Street 

could be impacted by 

development. 

inform the allocation and its policy or if it can be 
prepared at a later date to inform development 
proposals.  
The HIA should make recommendations for ways in 
which negative impacts on the significance of affected 
heritage assets can be avoided, minimised and/or 
mitigated and opportunities for enhancements 
maximised.  
In our view, the HIA should then be used to inform the 
preparation of a masterplan for the site and to better 
understand its suitability and capacity for 
development.  
Assuming that the site requirements are intended to 

form the basis for criteria in a site-specific allocation 

policy, we consider that these should include the need 

to conserve and enhance the significance and settings 

of affected listed buildings and the Wolborough Street 

Conservation Area. They should also cover any 

requirements for archaeological assessment and 

evaluation, for townscape, local character and 

distinctiveness, as well as for any other design or other 

mitigation measures as maybe identified in the HIA. 

Reference to the adopted Newton Abbot Town Centre, 

Courtenay Park and Devon Square Conservation Area 

Character Appraisal (2010) may be of assistance here.  

 

Layout is informed by details of 

archaeological investigation, 

evaluation and mitigation.   

 

Newfoundland 

Way Car Park, NA 

20 Newton’s Place 

community centre to the 

west of the site is a listed 

building.   This area lies 

within the core of 

medieval Newton Abbot, 

but has suffered a degree 

of disturbance by the 

construction of the car 

park and police station 

here.  It is likely that only 

deeper archaeological 

deposits survive here and 

a programme of 

Site is within the historic 

core of the medieval 

borough. High potential 

for medieval and post-

medieval 

archaeology. Requires 

assessment and evaluation 

to inform masterplan and 

mitigation. 

Given the close proximity of several listed buildings to 
the site and the Wolborough Street Conservation Area, 
Historic England considers that a heritage impact 
assessment (HIA) should be undertaken to understand 
the impacts of the proposed allocation on their 
significance and settings.  
We query if the archaeological potential of this 

allocation site has been assessed as appears to have 

been done for most sites in the HELAA. If not, this 

should be undertaken as part of the HIA with an 

indication of whether this should be carried out now to 

inform the allocation and its policy or if it can be 

prepared at a later date to inform development 

proposals.  

Policy GC12: Newfoundland Way 

requires development to include: 

 

A design and layout solution which 

conserves or enhances the 

significance of nearby heritage 

assets and their settings, as 

informed by a Heritage Impact 

Assessment; and 

 

Layout is informed by details of 

archaeological investigation, 

evaluation and mitigation.   

 

Plan making 
stage 
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Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

archaeological mitigation 

may be required 

depending on the extent 

of survival of any such 

deposits.   

The HIA should make recommendations for ways in 
which negative impacts on the significance of affected 
heritage assets can be avoided, minimised and/or 
mitigated and opportunities for enhancements 
maximised.  
In our view, the HIA should then be used to inform the 
preparation of a masterplan for the site and to better 
understand its suitability and capacity for 
development.  
Assuming that the site requirements are intended to 

form the basis for criteria in a site-specific allocation 

policy, we consider that these should include the need 

to conserve and enhance the significance and settings 

of listed buildings and the Wolborough Street 

Conservation Area. They should also cover any 

requirements for archaeological assessment and 

evaluation, for townscape, local character and 

distinctiveness, as well as for any other design or other 

mitigation measures as maybe identified in the HIA. 

Reference to the adopted Newton Abbot Town Centre, 

Courtenay Park and Devon Square Conservation Area 

Character Appraisal (2010) may be of assistance here.  

Zig Zag Quarry, 

Kingskerswell 

100 No known heritage 

interest. No heritage 

concerns relating to Listed 

Buildings and Conservation 

Areas. 

No known assets. Low 

potential. 

Historic England is concerned about the potential for 
this allocation to affect the setting of the Scheduled 
Monument Milber Down camp to north-east of the 
site. We consider that a heritage impact assessment 
(HIA) should be undertaken to understand the impacts 
of the proposed allocation on the setting and 
significance of this heritage asset. It should also make 
recommendations for ways in which negative impacts 
on the significance of affected heritage assets can be 
avoided, minimised and/or mitigated and 
opportunities for enhancements maximised, especially 
in combination with the proposed Milber and South of 
Aller Zag Quarry allocations.  
In our view, the HIA should then be used to inform the 
preparation of a masterplan for the site and to better 
understand its suitability and capacity for 
development. It can also identity the need for 
additional criteria in the site-specific allocation policy, 

The supporting text of Policy V9: Zig 

Zag Quarry explains that the 

provision of interpretation boards 

within GI could help increase the 

appreciation and understanding of 

the significance of the scheduled 

hillfort monument, Milber Down. 

At Plan making 

stage 
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Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

such as design or other mitigation measures, as well as 
for other matters such as townscape, local character 
and distinctiveness.  
Assuming that the site requirements are intended to 
form the basis for criteria in a site-specific allocation 
policy, we consider that the need to conserve and 
enhance the setting and significance of Milber Down 
camp should be added to the site requirements 
(assuming these are intended to form the basis for 
criteria in a site-specific allocation policy) alongside any 
design and mitigation measures that may be identified 
in the HIA.  
We also query if the archaeological potential of this 

allocation site has been assessed as appears to have 

been done for most sites in the HELAA. If not, this 

should be undertaken with an indication of whether 

any archaeological assessment and evaluation should 

be carried out now to inform the allocation and its 

policy or if it can be prepared at a later date to inform 

development proposals. This could then be added into 

the site requirements if necessary.  

Broadway Road, 

Kingsteignton 

50 Within buffer of Grade I or 

II* Listed Building. No 

Listed Buildings within or 

adjacent to site. No 

heritage constraints. Some 

archaeological and 

industrial archaeological 

potential requires checking 

and mitigating. 

Former clay mine and brick 

works. Industrial 

archaeological interest. 

May require 

archaeological mitigation 

informed by assessment. 

Note: Potential for 

underground mine 

workings. 

No comments made Policy GC18: North of Broadway 

Road Opportunity Area to include: 

 

A layout informed by details of 

archaeological investigation, 

evaluation and mitigation.   

No 

East of Buckland 

Road, NA 

(previously known 

as east of Haytor 

Road) 

30 No Listed Buildings within 

or adjacent to site. 

 

Archaeological mitigation 
may be required given the 
proximity of the site to 
known prehistoric activity 
in the surrounding 
landscape  

 

Historic England is concerned that both the HELAA and 
the draft Local Plan do not identify the presence of the 
grade II listed Buckland Barton to the north of the 
proposed allocation site. Development on the 
allocation site may impact on its setting and 
significance.  
Given this, Historic England considers that a heritage 
impact assessment (HIA) should be undertaken to 
understand the impacts of the proposed allocation on 
the setting and significance of this listed building.  

Policy GC16: East of Buckland Road 

requires development to include: 

Design and layout solutions which 

Conserve or enhance the 

significance of nearby heritage 

assets and their settings, including 

grade II Buckland Barton, as 

informed by a Heritage Impact 

Assessment; and  

At Plan making 

stage. 
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Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

We query if the archaeological potential of this 
allocation site has been assessed as appears to have 
been done for most sites in the HELAA. If not, this 
should be undertaken as part of the HIA with an 
indication of whether this should be carried out now to 
inform the allocation and its policy or if it can be 
prepared at a later date to inform development 
proposals.  
The HIA should make recommendations for ways in 
which negative impacts on the significance of affected 
heritage assets can be avoided, minimised and/or 
mitigated and opportunities for enhancements 
maximised.  
Assuming that the Site Requirements are intended to 
form the basis for criteria in a site-specific allocation 
policy, we consider that these should include the need 
to conserve and enhance the significance and setting 
of the grade II listed Buckland Barton and any design or 
other mitigation measures as may be identified in the 
HIA, e.g. retention of existing vegetation, landscaping, 
and design to reflect local vernacular. They should also 
cover any requirements for archaeological assessment 
and evaluation (if relevant).  
 

  

A layout informed by details of 

archaeological investigation, 

evaluation and mitigation. 

 

 

 

Undercleave, 

Canada Hill 

(previously known 

as Canada Hill) 

25 This site lies in an area of 

archaeological potential 

with regard to prehistoric 

activity in the surrounding 

landscape. Any planning 

application for 

development here should 

include sufficient 

information on the 

presence and significance 

of any heritage assets with 

archaeological interest 

within the proposed 

development site. 

CONCERN Risk of 

encroachment into setting 

Southern part of site 

contains relic medieval 

field boundaries. Overall 

uncertain potential, may 

require 

assessment and 

evaluation. 

Historic England largely agrees with the heritage 
comments in the draft Local Plan and the associated 
site requirements regarding the conservation and 
enhancement of the setting of the grade I listed Bradly 
Manor and the need for archaeological assessment and 
evaluation.  
However, we are also concerned about the potential 

for this allocation to affect the settings of the 

Scheduled Monument Berry’s Wood earthwork and 

the East Ogwell Conservation Area. We consider that 

the need to conserve and enhance the setting and 

significance of these heritage assets should be added 

to the site requirements (assuming these are intended 

to form the basis for criteria in a site-specific allocation 

policy). Reference to the adopted East Ogwell 

Policy GC15:Undercleave, Canada 

Hill requires: 

 

A design and layout solution that 

conserves or enhances the 

significance of nearby heritage 

assets and their setting, including 

Berry Wood Scheduled Monument, 

as informed by a Heritage Impact 

Assessment;  and  

 

A layout informed by details of 

archaeological investigation, 

evaluation and mitigation. 

 

No - subject to 

the inclusion of 

criteria within 

policy. 
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Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

of Bradley Manor. Within 

buffer of Grade I or II* 

Listed Building. No Listed 

Buildings within or 

adjacent to site. 

Conservation Area Character Appraisal (2010) may be 

of some assistance here.  
 
potential adversely to impact on the setting of Bradley 

Manor; 

Bradmore Woods, 

Newton Abbot 

(previously known 

as land west of 

Houghton Barton) 

1050 Not within buffer of Grade 

I or II* Listed Building. 

Listed Buildings adjacent 

to site. Known and 

potential archaeological 

interest. Assessment and 

evaluation required. A 

small parcel of land south 

of A383 should be omitted 

from site - close proximity 

to listed building. Potential 

to also affect setting of 

Seale Hayne and Ingsdon 

Manor, but mitigation is 

considered possible. 

Extensive site containing 

one known 

prehistoric/Romano-

British settlement 

enclosure. High potential 

for further 

archaeology of Prehistoric. 

Roman and medieval date. 

Pre-determination 

assessment and evaluation 

needed to 

inform masterplan and 

mitigation. 

Historic England notes and generally agrees with the 
heritage and archaeology comments in the HELAA, 
which appear to have been largely carried over into the 
proposed site allocation and the associated site 
requirements (assuming these are intended to form 
the basis for criteria in a site-specific allocation policy).  
However, we are, however, concerned to see that the 
recommendation to amend the southern boundary of 
this allocation in order to conserve the setting of the 
grade II listed Ingsdon Mill and Mill House does not 
appear to have been addressed.  
Given this and concerns about the potential impacts on 

the settings and significance of the grade II listed 

Ingsdon Manor and Seale-Hayne Faculty, we consider 

that that a heritage impact assessment (HIA) should be 

undertaken to understand the impacts of the proposed 

allocation on the settings and significance of affected 

heritage assets.  

The HIA should make recommendations for ways in 
which negative impacts on the significance of affected 
heritage assets can be avoided, minimised and/or 
mitigated and opportunities for enhancements 
maximised. This should also take account of other 
existing and proposed housing and employment site 
allocations that may affect the settings and significance 
of these listed buildings.  
In our view, the HIA should then be used to inform the 

preparation of a masterplan for the site and to better 

understand its suitability and capacity for 

development. It can also identity the need for 

additional criteria in the site-specific allocation policy, 

such as design or other mitigation measures, as well as 

for other matters such as townscape, local character 

and distinctiveness.  

Policy GC13: Bradmore New 

Neighbourhood requires: 

 

Design, layout and landscaping 

solutions which will conserve or 

enhance the significance of heritage 

assets, specifically of Grade II 

Ingsdon Mill and Mill House and 

Grade II Seale Hayne;  and 

A layout informed by details of 

archaeological investigation, 

evaluation and mitigation; 

 

At Plan making 

stage 
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Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

Howton Road 

(Perry Lane), NA 

70 600m from listed Seale 

Hayne. 900m from Stover. 

Western site contains 

former settlement plot 

recorded on Tithe Map. 

May require evaluation 

and mitigation. Wider 

site has uncertain 

potential that may warrant 

pre-determination 

assessment and 

evaluation. 

No comments made Policy GC14: North of Howton Road 

requires: 

 

Conservation or enhancement of 

the significance of nearby heritage 

assets and their settings, including 

Grade II Seale Hayne, Stover 

Registered Park and Gardens, and 

Grade I All Saints Church, Highweek, 

as informed by a Heritage Impact 

Assessment; and 

 

A layout informed by details of 

archaeological investigation, 

evaluation and mitigation; 

 

 

No - subject to 

the inclusion of 

criteria within 

policy. 

Peamore and 

West Exe, Exeter 

800 This site contains a 

nationally important 

designated heritage asset 

protected as a Scheduled 

Monument (listed as 

Enclosures NE of Peamore 

Cottage). As such, the HET 

would advise that this area 

is not allocated for 

development without: (i) 

being supported by 

comments from Historic 

England upon the impact 

of any development upon 

this monument and its 

setting, and (ii) the results 

of a comprehensive 

programme of 

archaeological work to 

enable the significance of 

the heritage assets to be 

The site contains a 

nationally important 

designated heritage asset 

protected as a Scheduled 

Monument (listed as 

Enclosures NE of Peamore 

Cottage). In addition, 

records indicate that the 

landscape contains a 

concentration of 

prehistoric heritage assets, 

Roman Scheduled 

Monument, Pond Farm 

Roman settlement and 

Peamore House 

Parkland. Therefore, a 

comprehensive 

programme of 

archaeological work 

should be undertaken to 

enable the 

Historic England notes the presence of a Scheduled 
Monument within the proposed allocation site, the 
archaeological potential of the site and the related 
comments in the HELAA and draft Local Plan. There 
also appear to be also three grade II listed buildings in 
or immediately adjoining the proposed allocation (No 
1-4 inc Peamore House, Peamore War Memorial and  
Peamore Cottage), as well as a Scheduled Monument 
to the south-east (Earthwork enclosure south of 
Blackall's Copse).  
Given the presence and close proximity of these 
heritage assets to the proposed allocation and the 
archaeological potential, we consider that the 
suitability and the capacity of this site should be 
informed by a Heritage Impact Assessment (HIA).  
The HIA should seek to understand the impacts of the 
proposed allocation, in combination with existing 
nearby allocations, on the significance and settings of 
all affected heritage assets. The HIA work should 
include archaeological assessment and evaluation as 
may be required.  
It should make recommendations for ways in which 
negative impacts on the significance of af fected 

Policy EE2: Peamore and West Exe 

requires: 

 

Design and layout solutions which 

conserve or enhance the 

significance of onsite and nearby 

heritage assets and their settings, 

including: Peamore House, Peamore 

War Memorial, Peamore Cottage, 

Enclosures NE of Peamore Cottage 

and Lawrence Castle (Haldon 

Belvedere), informed by a Heritage 

Impact Assessment. Development 

will avoid the surroundings of 

Peamore House and Enclosures NE 

of Peamore Cottage; and 
 
A layout informed by details of 

archaeological investigation, 

evaluation and mitigation, which 

shall inform the layout of the site. 

At Plan making 

stage 
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Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

understood as well as the 

impact of any 

development upon any 

such assets. See GESP site 

comments on heritage 

impact. A small portion of 

the south-east corner of 

the site lies within buffer 

of Grade I or II* Listed 

Building. No Listed 

Building within or adjacent 

to the site. 

significance of the heritage 

assets to be understood as 

well as the impact of any 

development upon any 

such 

assets. A small portion of 

the south-east corner of 

the site lies within buffer 

of Grade I or II* Listed 

Building. 

heritage assets can be avoided, minimised and/or 
mitigated and opportunities for enhancements 
maximised.  
In our view, the HIA should then be used to inform the 
preparation of a masterplan for the site.  
Assuming that the site requirements are intended to 
form the basis for criteria in a site-specific allocation 
policy, we consider that these should also include the 
need to conserve and enhance the significance and 
settings of the Scheduled Monuments, grade II listed 
buildings and any other affected heritage assets, as 
well as any other design or other mitigation measures 
as maybe identified in the HIA.  
 
The proposed allocations at Peamore and West Exe 

Business Park would, if implemented, effectively 

obliterate the designed parkland setting of Peamore 

House, an heritage asset which is nationally designated 

at Grade II. We would advise that in our professional 

opinion, the Picturesque historic designed landscape at 

Peamore, with its associations with artists of national 

repute and significance including Francis Towne 

(1739/40-1816), John White Abbott (1763-1851) and 

William Payne (1760-1830), is of national significance 

and merits inclusion on the Register of Parks and 

Gardens. The development envisaged, should the 

allocation in the Plan Review be implemented, would 

have a significantly adverse impact on the setting of 

the nationally designated heritage asset (Peamore 

House) and what is at present the locally designated 

asset comprising its designed landscape setting. Such 

an impact would cause actual harm to both heritage 

assets. 

 

Markham's Farm, 

Exeter 

900 Not within buffer of Grade 

I or II* Listed Building. No 

Listed Buildings within or 

adjacent to site.  

 

DCC: 

The landscape contains 

known archaeological sites 

- prehistoric or Roman 

settlements. Therefore, a 

comprehensive 

programme of 

Historic England notes the high potential for 
archaeology on the site as set out in the heritage and 
archaeology comments in the HELAA. We further note 
the recommendation that core archaeological sites 
may need to be preserved in-situ in open space.  
Given this recommendation, we consider that the 
archaeological assessment and evaluation (if 

Policy EE1: Markham Village 

requires: 

 

Design and layout solutions which 

conserve or  enhance the 

significance of heritage assets and 

No - subject to 

the inclusion of 

criteria within 

policy. 
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Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

Known archaeological sites 

- prehistoric or Roman 

settlements. May need to 

preserve core sites in open 

space 

archaeological work 

should be undertaken to 

enable the significance of 

the 

heritage assets to be 

understood as well as the 

impact of any 

development upon any 

such assets. Core sites may 

need to be preserved in 

open space. 

necessary) should be undertaken to prepare a master 
plan to help inform decisions about the suitability and 
capacity of this site for allocation. .  
Assuming that the site requirements are intended to 

form the basis for criteria in a site-specific allocation 

policy, we consider that these should also include the 

need to conserve and enhance any other affected 

heritage assets, as well as any other design or other 

mitigation measures as maybe identified through 

archaeological assessment and evaluation so as to 

avoid and minimise negative impacts and maximise 

enhancements.  

their settings, including Lawrence 

Castle (Haldon Belvedere) and 

Exeter Cathedral, and the 

Conservation Areas of Ide, Alphin 

Brook, Princes Square, Southernhay, 

and Pennsylvania and listed 

buildings within them; and  
 
A layout informed by details of 
archaeological investigation, 
evaluation and mitigation 

 
 

Attwell's Farm, 

Exeter 

300 Not within buffer of Grade 

I or II* Listed Building. No 

Listed Buildings within site. 

The proposed 

development site occupies 

a large area within a 

landscape where 

prehistoric activity is 

recorded in the wider area 

and where little in the way 

of formal archaeological 

investigation has been 

undertaken. While parts of 

the site are too steep to 

have been settled in 

antiquity other parts of the 

site are less steep, offer 

good prospects eastward 

to the River Exe and could 

have been settled in 

antiquity. Any planning 

application for 

development here should 

include sufficient 

The proposed 

development site occupies 

a large area within a 

landscape where 

prehistoric activity is 

recorded in 

the wider area and where 

little in the way of formal 

archaeological 

investigation has been 

undertaken. Any 

planning application for 

development here should 

include sufficient 

information on the 

presence and significance 

of any heritage assets with 

archaeological interest 

within the proposed 

development site. 

Although there may be 

localised potential for 

remains of undesignated 

assets where topography 

Historic England notes from the heritage and 
archaeology comments in the HELAA and draft Local 
Plan that the site has archaeological potential and that 
little archaeological investigation has been undertaken 
locally. We further note the associated 
recommendation for sufficient archaeological 
information to accompany future planning 
applications.  
Assuming that the site requirements are intended to 
form the basis for criteria in a site-specific allocation 
policy, we consider that they should include the need 
for archaeological assessment and evaluation (if 
necessary). However, we welcome the inclusion of 
other site requirements concerning the retention of 
existing vegetation, landscaping, and design to reflect 
local vernacular and conserve the setting of Exeter, 
especially given the proximity of the site to the grade 
II* listed Cleve House.  
This listed building was not recognised in the HELAA 

and draft Local Plan and given this, we have to query if 

consideration has been given to potential setting 

impacts on heritage assets located outside of 

Teignbridge District. We also consider that the need 

conserve and enhance the setting and significance of 

nearby listed buildings should also be included in the 

site requirements.  

Policy EE4: Attwells Farm requires 

development to: 

 

Conserve or enhance the 

significance of heritage assets and 

their settings, including Cleve 

House, with development focussed 

on the lower parts of the site; and 

 

A layout informed by details of 

archaeological investigation, 

evaluation and mitigation. 

No – subject to 

the inclusion of 

criteria within 

policy. 
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Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

information on the 

presence and significance 

of any heritage assets with 

archaeological interest 

within the proposed 

development site. 

Although there may be 

localised potential for 

remains of undesignated 

assets where topography 

is not too steep, this is 

unlikely to affect principle 

or quantum of 

development, though it 

may influence layout. 

is not too steep, this is 

unlikely to affect 

principle or quantum of 

development, though it 

may influence layout. 

Bradley Bends, 

Bovey Tracey 

190 his site lies in an area of 

archaeological potential 

with regard to known 

prehistoric activity in the 

surrounding landscape, 

while field names in this 

area indicate the 

association of these field 

with the post-medieval 

pottery industry in Bovey 

Tracey. The Historic 

Environment Team would 

therefore recommend that 

any proposals for 

development in this area 

must be supported by a 

programme of 

archaeological works to 

determine the potential 

impact upon the historic 

environment. Not within 

buffer of Grade I or II* 

Listed Building. No Listed 

Potential for archaeology 

associated with Bovey’s 

pottery industry Requires 

assessment and evaluation 

to inform 

masterplan and mitigation. 

Historic England notes from the heritage and 
archaeology comments in the HELAA and draft Local 
Plan that the site has archaeological potential.  
Assuming that the site requirements are intended to 

form the basis for criteria in a site-specific allocation 

policy, we consider that they should include the need 

for archaeological assessment and evaluation (if 

necessary). However, we welcome the inclusion of 

other site requirements concerning the retention of 

existing vegetation, landscaping, and design to reflect 

local vernacular and conserve the setting of Bovey 

Tracey.  

Policy RT2: Bradley Bends requires 

development to include: 

 

A layout informed by details of 

archaeological investigation, 

evaluation and mitigation. 

No – the 

inclusion of 

criteria within 

policy are 

sufficient at this 

stage. 
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Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

Buildings within or 

adjacent to site 

Le Molay Littry 

Way, Bovey 

Tracey 

20 Within buffer of Grade I or 

II* Listed Building.  No 

Listed Buildings within or 

adjacent to site. 

 

DCC: 

No known heritage issues. 

 

No comments made 

No comments made Policy EN17: Heritage Assets would 

apply. 

No. 

Inner Bell, 

Chudleigh 

30 Within buffer of Grade l or 

ll* Listed Building. There is 

one listed building close to 

the site, northward at 

Heathfield House and 

former stables. (Grade ll)  

 

DCC: 

This site lies in an area of 

archaeological potential 

with regard to known 

prehistoric activity in the 

surrounding landscape.  

 

No comments made Historic England notes from the HELAA that the grade II 
listed Heathfield and former stables is located to the 
north of the proposed allocation site.  
Given this, Historic England considers that a heritage 
impact assessment (HIA) should be undertaken to 
understand the impacts of the proposed allocation on 
this listed building’s significance and setting.  
We also note from the HELAA that the site is located in 
an area of archaeological potential but this contains no 
recommendations for when archaeological assessment 
and evaluation should be undertaken. Given this, we 
consider that the HIA should either provide this 
assessment if it is needed to inform the allocation and 
its policy or indicate if it can be prepared at a later date 
to inform development proposals (as necessary).  
The HIA should make recommendations for ways in 
which negative impacts on the significance of affected 
heritage assets can be avoided, minimised and/or 
mitigated and opportunities for enhancements 
maximised.  
In our view, the HIA should then be used to inform the 
preparation of a masterplan for the site and to better 
understand its suitability and capacity for 
development.  
Assuming that the Site Requirements are intended to 

form the basis for criteria in a site-specific allocation 

policy, we consider that these should include the need 

to conserve and enhance the significance and setting 

Policy RT3 requires: 

 

Conservation or enhancement of 

the significance of nearby heritage 

assets and their settings, particularly 

Heathfield and Former Stables, and 

Oakfield, as informed by a Heritage 

Impact Assessment; and 

 

A layout informed by details of 

archaeological investigation, 

evaluation and mitigation.   

 

At Plan making 

stage. 
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Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

of the listed Heathfield and former stables and any 

design or other mitigation measures as may be 

identified in the HIA, e.g. retention of existing 

vegetation, landscaping, and design to reflect local 

vernacular. They should also cover any requirements 

for archaeological assessment and evaluation (if 

relevant).  

Forder Lane, 

Bishopsteignton 

55 

No heritage concerns 

relating to Listed Buildings 

and Conservation Areas. 

The site lies in an area of 

archaeological potential 

with regard to known 

prehistoric activity in the 

surrounding landscape. 

The Historic Environment 

Team would advise that 

any proposals for 

development here are 

supported by an 

appropriate level of 

archaeological 

investigation - consisting 

of geophysical survey and 

field evaluation. 

The site lies in an area of 

archaeological potential 

with regard to known 

prehistoric activity in the 

surrounding 

landscape. Requires 

assessment and evaluation 

to inform masterplan and 

mitigation. 

Historic England notes the heritage and archaeology 
comments in the HELAA and draft Local Plan, and we 
support the associated proposed site requirements 
(assuming these are intended to form the basis for 
criteria in a site-specific allocation policy.  
 

Policy V2: requires development to 

include: 

 

A layout informed by details of 

archaeological investigation, 

evaluation and mitigation. 

 

No  

Bakers Yard, 

Bishopsteignton 

15 

No anticipated impact 

upon any heritage assets. 

No known assets. Low 

potential. 

No comments made Policy EN17: Heritage Assets would 

apply. 

 

 

No  

Easterways, 

Broadhempston 

15 

Within buffer of Grade I or 

II* Listed Building.   

No Listed Buildings within 

or adjacent to site. 

 

Archaeological mitigation 
may be required given the 
proximity of the site to 
known prehistoric activity 
in the surrounding 
landscape  

 

No comments made as new site.  Policy V4 requires development to 

include: 

 

A layout informed by details of 

archaeological investigation, 

evaluation and mitigation. 

 

No  
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Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

Tollgate, 

Chudleigh 

Knighton 

0 

Within buffer of Grade I or 

II* Listed Buildings. No 

Listed Buildings within or 

adjacent to site. No 

anticipated impact upon 

any archaeological assets. 

No known assets. Low 

potential. 

No comments made Policy EN17: Heritage Assets would 

apply. 

 

No – site was 

granted outline 

planning 

permission at 

appeal  in April 

21 under ref: 

20/01736/MAJ 

Knight's Mead, 

Chudleigh 

Knighton 

15 

No listed buildings on the 

site.  Teign Lawn, a Grade 

II Listed Building lies 

adjacent to the site.  

The site is within the 1km 

buffer of Grade I or II* 

Listed Buildings; Pitt House 

(Grade II*) 600m to the 

north east, Bellamarsh 

Barton (Grade II*) 500m to 

the east and, Clay Cutters 

Arms (Grade II*) 250m to 

the north west.   

 

Archaeological mitigation 
may be required given the 
proximity of the site to 
known prehistoric activity 
in the surrounding 
landscape  

 

Historic England notes from the HELAA that the grade II 
listed Teign Lawn is located in close proximity to the 
proposed allocation site with other listed buildings 
located further away.  
Given this, Historic England considers that a heritage 
impact assessment (HIA) should be undertaken to 
understand the impacts of the proposed allocation on 
Teign Lawn’s significance and setting.  
We query if the archaeological potential of this 
allocation site has been assessed as appears to have 
been done for most sites in the HELAA. If not, this 
should be undertaken as part of the HIA with an 
indication of whether this should be carried out now to 
inform the allocation and its policy or if it can be 
prepared at a later date to inform development 
proposals.  
The HIA should make recommendations for ways in 

which negative impacts on the significance of affected 

heritage assets can be avoided,  

Policy V6: Field off Knight’s Mead 

requires: 

 

Design and layout solution that 
conserves or enhances the 
significance of the heritage assets of 
Teign Lawn, a Grade II Listed 
Building and their settings, as 
informed by a Heritage Impact 
Assessment; and  
 
A layout informed by details of 

archaeological investigation, 

evaluation and mitigation, which 

shall inform the layout of the site. 

 

Yes – HIA to 

understand the 

impacts of the 

proposed 

allocation on 

Teign Lawn’s 

significance and 

setting and, to 

inform  whether 

an archaeological 

assessment 

should be carried 

out now to 

inform the 

allocation and its 

policy or if it can 

be prepared at a 

later date to 

inform 

development 

proposals.. 

East Street, 

Denbury 

25 

The proposed 

development site lies in an 

area of archaeological 

potential with regard to 

known prehistoric activity 

in the vicinity. Any 

proposals for development 

here should be supported 

by the results of a 

programme of 

Site includes remains of 

medieval strip field 

system. Potential for 

further medieval or earlier 

evidence. Requires 

programme of 

archaeological mitigation. 

Historic England notes the archaeological potential of 
the site from the heritage and archaeology comments 
in the HELAA along with the recommendation for 

archaeological investigation and evaluation. However, 
this has not been included in the draft Local Plan text 
and in the site requirements in particular (assuming 
that these are intended to form the basis for criteria in 
a site-specific allocation policy). We consider that this 
should be addressed.  
Given the proximity of the site to the Denbury 
Conservation Area, we are of the view that the need to 

Policy V7 requires development to 

include: 

 

A layout informed by details of 

archaeological investigation, 

evaluation and mitigation. 

 

 

No  
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Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

archaeological 

investigation, consisting of 

geophysical survey and 

field evaluation to 

understand the 

significance of any 

heritage assets here. 

Based on the results of this 

work further mitigation 

may take the form of 

preservation in situ and/or 

archaeological 

investigation and 

recording of any heritage 

assets affected by 

development here The site 

lies within buffer of Grade 

I or II* Listed Building. No 

listed Building adjacent to 

the site. 

conserve and enhance the setting should be included 
as a site requirement.  
However, we support the site requirements relating to 

the retention of existing vegetation, landscaping, and 

design to reflect local vernacular and conserve the 

setting of Denbury. Reference to the adopted Denbury 

Conservation Area Character Appraisal (2010) may 

assist with this.  

Burnt Meadow, 

Doddiscombsleigh 

10 

No anticipated impact 

upon any archaeological 

assets. No heritage impact 

although main part of 

village does hold 

conservation area status. 

Springfield:  contains 

former medieval field 

boundaries. Limited 

archaeological potential. 

Land at Springfield Farm, Doddiscombsleigh (5 - 10 
homes):  
Historic England notes the heritage and archaeology 

comments in the HELAA and draft Local Plan, and we 

support the associated proposed site requirements 

(assuming these are intended to form the basis for 

criteria in a site-specific allocation policy.  

Policy V8 requires development to 

include: 

 

A layout informed by details of 

archaeological investigation, 

evaluation and mitigation. 

 

 

 

No  

Benedicts Road, 

Liverton 

30 Not within buffer of Grade 

I or II* Listed Building. 

Listed Buildings (Grade II 

cottage and Grade II 

bridge) lie adjacent to site. 

No anticipated impact 

upon any archaeological 

assets. 

Recent archaeological 

work on adjacent sites has 

highlighted potential for 

early settlement and also 

medieval tin 

streaming evidence. 

Requires a staged 

programme of 

archaeological mitigation. 

Historic England notes that the heritage comments in 
the HELAA and the draft Local Plan mention the 
proximity of the proposed allocation to two grade II 
listed buildings (Coldest Cottages and Old Benedict’s 
Bridge).  
Given this, we consider that the site requirements 

should include the need to conserve and enhance the 

setting and significance of these listed buildings 

(assuming that the site requirements are intended to 

Policy V10: Land West of Benedict’s 

Road requires: 

 

Conservation or enhancement of 

the significance of the settings of 

the Grade II listed buildings, 

Coldeast Cottages and Old Benedicts 

Bridge (including abutments). 

no 
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Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

form the basis for criteria in a site-specific allocation 

policy). However, we support the site requirement 

related to the retention of existing vegetation, which 

may help the above to some degree.  

 

Staplake Road, 

Starcross 

15 Within buffer of Grade I or 

II* Listed Building. No 

Listed Buildings within or 

adjacent to site. No 

anticipated impact upon 

any heritage assets.  

No known assets. Low 

potential. 

No comments made Policy EN17: Heritage Assets would 

apply. 

 

No 

Lower Uppacott, 

Tedburn 

30 No archaeology concerns. 

Not within buffer of Grade 

I or II* Listed Building. No 

Listed Buildings within or 

adjacent to site. 

No known assets. Low 

potential. 

No comments made Policy EN17: Heritage Assets would 

apply. 

 

No 

Blackstone Cross, 

Ipplepen 

120 Within buffer of Grade l or 

ll* Listed Building. No 

listed building within or 

adjacent to the site. This 

site occupies a large area 

in a landscape known to 

contain a concentration of 

prehistoric, Romano-

British and later 

settlement. Given the 

significance of the known 

archaeological deposits 

recently investigated on 

the southern edge of 

Ipplepen the Historic 

Environment Team would 

advise that this area is not 

allocated for development 

without the results of a 

comprehensive 

programme of 

High potential for 

prehistoric, Roman and 

medieval archaeology. 

Requires programme of 

archaeological 

assessment and evaluation 

to inform masterplan and 

mitigation. 

Historic England notes the heritage and archaeology 
comments in the HELAA and draft Local Plan and that 
the recommendation that this land is not allocated for 
development without up front archaeological work.  
Given this, we consider that an archaeological 
assessment should be undertaken, with evaluation as 
may be required, to inform decisions about the site’s 
suitability and capacity for development.  
The archaeological assessment should seek to 

understand the impacts of the proposed allocation on 

the significance of any non-designated heritage assets 

of archaeological interest. It should make 

recommendations for ways in which negative impacts 

can be avoided, minimised and/or mitigated and 

opportunities for enhancements maximised. 

Depending on the findings, a masterplan may need to 

be prepared for the site and site-specific criteria 

included in the allocation policy.  

Policy V13: Blackstone Cross 

requires: 

 

A layout informed by details of 

archaeological investigation, 

evaluation and mitigation. 

DCC comments 
inputted into 
policy 
requirements. 



66 
 

Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

archaeological work to 

enable the significance of 

any heritage assets to be 

understood as well as the 

impact of any 

development upon any 

such assets. No heritage 

concerns 

Blackberry Hill, 

Ipplepen 

10 Within buffer of Grade l or 

ll* Listed Building. No 

listed building within or 

adjacent to the site. This 

site lies in an area of 

known high archaeological 

potential with regard to 

significant prehistoric and 

Romano-British activity in 

the surrounding 

landscape. Any proposals 

for development here 

should be supported by 

the results of a 

programme of 

archaeological 

investigation, consisting of 

geophysical survey and 

field evaluation to 

understand the 

significance of any 

heritage assets here. 

Based on the results of this 

work further mitigation 

may take the form of 

preservation in situ and/or 

archaeological 

investigation and 

recording of any heritage 

Some potential for 

prehistoric, Roman and 

medieval archaeology. 

Requires programme of 

archaeological 

mitigation. 

Historic England notes the heritage and archaeology 
comments in the HELAA and draft Local Plan, and we 
support the associated proposed site requirements 
(assuming these are intended to form the basis for 
criteria in a site-specific allocation policy.  

 

Policy V14 requires development to 

include: 

 

A layout informed by details of 

archaeological investigation, 

evaluation and mitigation. 

 

 

No  
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Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

assets affected by 

development here. 

Lamacroft Farm, 

Kennford 

50 There is a listed building 

within the site on the 

eastern side. Majority of 

site within buffer of Grade 

l or ll* Listed Building. 

Potential for prehistoric 

Roman and medieval 

archaeology will require 

programme of mitigation. 

 

Given the presence of a grade II listed building (Cider-
House at Lamacroft Farm) within the allocation site 
and its proximity to other several other grade II listed 
buildings in the village, Historic England considers that 
a Historic England considers that a heritage impact 
assessment (HIA) should be undertaken to understand 
the impacts of the proposed allocation on their 
significance and settings.  
We query if the archaeological potential of this 
allocation site has been assessed as appears to have 
been done for most sites in the HELAA. If not, this 
should be undertaken as part of the HIA with an 
indication of whether this should be carried out now to 
inform the allocation and its policy or if it can be 
prepared at a later date to inform development 
proposals.  
The HIA should make recommendations for ways in 
which negative impacts on the significance of affected 
heritage assets can be avoided, minimised and/or 
mitigated and opportunities for enhancements 
maximised.  
In our view, the HIA should then be used to inform the 
preparation of a masterplan for the site and to better 
understand its suitability and capacity for 
development.  
Assuming that the site requirements are intended to 

form the basis for criteria in a site-specific allocation 

policy, we consider that these should include the need 

to conserve and enhance the significance and settings 

of the grade II listed Cider-House at Lamacroft Farm 

and other nearby listed buildings. They should also 

cover any requirements for archaeological assessment 

and evaluation (if relevant), for townscape, local 

character and distinctiveness, as well as for any other 

Policy V16: Lamacroft Farm 

requires: 

 

Conservation or enhancement of 
the significance of the  Cider House, 
Grade II Lamacroft Farm and other 
listed buildings along the High Street 
relatively close to the site, and their 
settings, as informed by a Heritage 
Impact Assessment; and 
 
A layout informed by details of 

archaeological investigation, 

evaluation and mitigation. 

 

At Plan making 
stage 
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Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

design or other mitigation measures as maybe 

identified in the HIA.  

Berry Knowles 

Farm 

135 Not within buffer of Grade 

I or II* Listed Building. 

Listed Building (causeway) 

adjacent to site. Previous 

archaeological work 

undertaken within the 

area has demonstrated the 

presence of possible 

prehistoric archaeological 

deposits, including mining 

remains and possible 

Roman road. Any consent 

would be conditional upon 

a programme of 

archaeological work being 

undertaken and mitigation 

for the impact upon 

heritage assets with 

archaeological interest. 

Site contains: 

prehistoric/Romano-

British settlement 

enclosure; and industrial 

archaeology (below 

ground clay 

mining); historic 

farmsteads of Blatchford 

and Berry Knowles; ‘Berry’ 

place name suggests 

archaeology; and is 

adjacent to Roman road 

(Exeter Road). Pre-

determination assessment 

and evaluation needed to 

inform 

masterplan and mitigation. 

Historic England notes from the HELAA that there is the 
potential for heritage assets of archaeological interest 
to be affected by the proposed allocation. Assuming 
that the site requirements are intended to form the 
basis for criteria in a site-specific allocation policy, we 
support the site requirement for archaeological 
investigation to inform mitigation measures.  
However, we also note the close proximity of the 
proposed allocation to the grade II listed Blatchford 
Farmhouse, which along with a proposed employment 
site option, is likely to have a significant negative 
impact on its setting and significance. We further note 
the presence of the grade II registered Stover Park and 
several other listed buildings in the surrounding area. 
Given this, we consider that that a heritage impact 
assessment (HIA) should be undertaken to understand 
the impacts of the proposed allocation on the settings 
and significance of affected heritage assets.  
The HIA should make recommendations for ways in 
which negative impacts on the significance of affected 
heritage assets can be avoided, minimised and/or 
mitigated and opportunities for enhancements 
maximised. This should also take account of other 
existing and proposed housing and employment site 
allocations that may affect the setting of Stover Park 
and its associated heritage asset designations.  
In our view, the HIA should then be used to inform the 
preparation of a masterplan for the site and to better 
understand its suitability and capacity for 
development.  
Again assuming that the site requirements are 

intended to form the basis for criteria in a site-specific 

allocation policy, we consider that these should include 

the need to conserve and enhance the significance and 

Policy GC17: Berry Knowles 

requires: 

 

Design and layout solutions which 

conserve or enhance the 

significance of the Grade II Listed 

Blatchford Farm and its setting; and  

A layout informed by details of 

archaeological investigation, 

evaluation and mitigation, which 

shall inform the layout of the site. 

 

No -as site 

already has 

outline planning 

permission.  
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Site No. of 

Homes 

HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) and Devon Gardens Trust Comments 

Policy requirements Further 

assessment 

required? 

settings of the grade II listed Blatchford Farmhouse; 

any other  

affected heritage assets including Stover Park; 
townscape, local character and distinctiveness; as well 
as any other design or other mitigation measures as 
maybe identified in the HIA.  
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Employment Sites 
Site HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) 

Policy requirements Further 

assessment 

required? 

West Exe Park Peamore Farm and Peamore 

House are nearby listed 

buildings close to the site. 

Archaeological evaluation has 

identified prehistoric and 

Romano-British settlement. 

Requires full mitigation. 

Historic England notes proximity of the proposed 
allocation to grade II listed buildings including 
Peamore House and Peamore Cottage as 
mentioned in the HELAA comments, along with 
discussion of the contribution of the parkland to 
the setting of Peamore House in the draft Local 
Plan.  
However, we also note the presence of Scheduled 
Monuments to the north of the proposed allocation 

(Enclosures NE of Peamore Cottage) and to the 
south-east (Earthwork enclosure south of Blackall's 
Copse) that are not mentioned in the HELAA or the 
draft Local Plan.  
The archaeological potential of the site is also not 
considered in the HELAA or draft Local Plan. 
However, it was for surrounding proposed Peamore 
housing allocation in the HELAA, and here it was 
advised that the site is not allocated for 
development without upfront archaeological work 
given its archaeological potential (amongst other 
heritage matters).  
Given the presence and close proximity of these 
heritage assets to the proposed allocation and the 
archaeological potential, we consider that the 
suitability and the capacity of this site needs to be 
informed by a Heritage Impact Assessment (HIA).  
The HIA should seek to understand the impacts of 

the proposed allocation, in combination with 

existing nearby allocations, on the significance and 

settings of all affected heritage assets. The HIA 

work should include archaeological assessment and 

evaluation as may be required.  

It should make recommendations for ways in which 
negative impacts on the significance of af fected 
heritage assets can be avoided, minimised and/or 
mitigated and opportunities for enhancements 
maximised.  
In our view, the HIA should then be used to inform 
the preparation of a masterplan for the site.  

Policy EE2: Peamore and West Exe requires: 

 

Design and layout solutions which conserve or 

enhance the significance of onsite and nearby 

heritage assets and their settings, including: 

Peamore House, Peamore War Memorial, 

Peamore Cottage, Enclosures NE of Peamore 

Cottage and Lawrence Castle (Haldon 

Belvedere), informed by a Heritage Impact 

Assessment. Development will avoid the 

surroundings of Peamore House and 

Enclosures NE of Peamore Cottage; and 
 
A layout informed by details of archaeological 

investigation, evaluation and mitigation, which 

shall inform the layout of the site. 

 

At Plan making 

stage). 
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Site HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) 

Policy requirements Further 

assessment 

required? 

Assuming that the site requirements are intended 

to form the basis for criteria in a site-specific 

allocation policy, we consider that these should 

also include the need to conserve and enhance the 

significance and settings of the Scheduled 

Monuments, grade II listed buildings and any other 

affected heritage assets, as well as any other design 

or other mitigation measures as maybe identified in 

the HIA.  

 

The proposed allocations at Peamore and West Exe 

Business Park would, if implemented, effectively 

obliterate the designed parkland setting of 

Peamore House, an heritage asset which is 

nationally designated at Grade II. We would advise 

that in our professional opinion, the Picturesque 

historic designed landscape at Peamore, with its 

associations with artists of national repute and 

significance including Francis Towne (1739/40-

1816), John White Abbott (1763-1851) and William 

Payne (1760-1830), is of national significance and 

merits inclusion on the Register of Parks and 

Gardens. The development envisaged, should the 

allocation in the Plan Review be implemented, 

would have a significantly adverse impact on the 

setting of the nationally designated heritage asset 

(Peamore House) and what is at present the locally 

designated asset comprising its designed landscape 

setting. Such an impact would cause actual harm to 

both heritage assets. 

 

Ilford Park, 

Drumbridges 

No Listed Buildings within or 

immediately adjacent to site. 

Site is close to Grade II Stover 

Park which lies on the other 

site of A382 and 750m from 

Grade II* Stover House. 

Site contains extensive 

evidence of medieval tin 

streaming. Also remains of 

Second World War US military 

hospital and later displaced 

persons camp. Setting of 

Stover House and Registered 

Park & Garden. Requires 

Given the proximity of the proposed allocation to 
grade II registered Stover Park and its associated 
listed buildings, Historic England considers that a 
heritage impact assessment (HIA) should be 
undertaken to understand the impacts of the 
proposed allocation on their significance and 
settings.  
We query if the archaeological potential of this 
allocation site has been assessed as appears to 

Policy GC21: Ilford Park requires: 

 

Design and layout solutions which conserve 

and enhance the heritage significance of 

Stover Registered Park and Garden and Stover 

House, as informed by a Heritage Impact 

Assessment; and 

 

At Plan making 

stage 
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Site HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) 

Policy requirements Further 

assessment 

required? 

assessment and evaluation to 

inform masterplan and 

mitigation. 

have been done for most sites in the HELAA. If not, 
this should be undertaken as part of the HIA with 
an indication of whether this should be carried out 
now to inform the allocation and its policy or if it 
can be prepared at a later date to inform 
development proposals.  
The HIA should make recommendations for ways in 
which negative impacts on the significance of 
affected heritage assets can be avoided, minimised 
and/or mitigated and opportunities for 
enhancements maximised. This should also take 
account of other existing and proposed housing and 
employment site allocations that may affect the 
setting of Stover Park and its associated heritage 
asset designations.  
In our view, the HIA should then be used to inform 
the preparation of a masterplan for the site and to 
better understand its suitability and capacity for 
development.  
Assuming that the site requirements are intended 

to form the basis for criteria in a site-specific 

allocation policy, we consider that these should 

include the need to conserve and enhance the 

significance and settings of Stover Park and 

affected listed buildings. They should also cover any 

requirements for archaeological assessment and 

evaluation, for townscape, local character and 

distinctiveness, as well as for any other design or 

other mitigation measures as maybe identified in 

the HIA. We support the proposed site requirement 

for vegetation retention.  

 

affect the setting of Stover, an historic designed 

landscape included on the Register of Parks and 

Gardens at Grade II. We will expect to see detailed 

assessment of the impact of development at these 

locations on the nationally designated designed 

landscape as part of any proposals brought forward 

as part of the on-going Plan Review. 

A layout informed by details of archaeological 

investigation, evaluation and mitigation. 
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Site HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) 

Policy requirements Further 

assessment 

required? 

North of Perry 

Cross, Newton 

Abbot (part of site 

known as Forches 

Cross in draft Part 

2 Plan and north 

of Staplehill Road 

in HELAA)) 

400m from Stover (Registered 

Park). 1.7km from Grade I 

Listed Highweek Church. 

South East part of site 

contains substantial 

prehistoric/Romano-British 

enclosed settlement. 

Evaluation required 

to establish significance of this 

site and the principle of 

development. Wider site has 

high potential for further finds 

of prehistoric, Roman or 

medieval dates. Needs pre-

determination assessment 

and evaluation to inform 

masterplan and mitigation. 

Given the proximity of the proposed allocation to 
grade II registered Stover Park and its associated 
listed buildings, Historic England considers that a 
heritage impact assessment (HIA) should be 
undertaken to understand the impacts of the 
proposed allocation on their significance and 
settings.  
We query if the archaeological potential of this 
allocation site has been assessed as appears to 
have been done for most sites in the HELAA. If not, 
this should be undertaken as part of the HIA with 
an indication of whether this should be carried out 
now to inform the allocation and its policy or if it 
can be prepared at a later date to inform 
development proposals.  
The HIA should make recommendations for ways in 
which negative impacts on the significance of 
affected heritage assets can be avoided, minimised 
and/or mitigated and opportunities for 
enhancements maximised. This should also take 
account of other existing and proposed housing and 
employment site allocations that may affect the 
setting of Stover Park and its associated heritage 
asset designations.  
In our view, the HIA should then be used to inform 

the preparation of a masterplan for the site and to 

better understand its suitability and capacity for 

development.  

Policy GC20: North of Forches and Perry Cross 

requires: 

 

Design and layout solutions which conserve or 

enhance:  

a. local landscape character and 

recognises the site’s gateway 

status for Newton Abbot  

b. the heritage significance of 

Stover Registered Park and 

Garden, as informed by a 

Heritage Impact Assessment.  

A layout informed by details of archaeological 
investigation, evaluation and mitigation; 
 

A t Plan making 
stage. 

 

Horsemills Field, 

Kingsteignton 

No anticipated impact upon 

any archaeological assets. 

Within buffer of Grade l or ll* 

Listed Building. No Listed 

Building within or adjacent to 

site. 

No known assets. Low 

potential. 

No comments made Policy EN17: Heritage Assets would apply. 

 

no 

Parkhill Cross, 

Ipplepen 

(previously known 

as Buttlands) 

Not within buffer of Grade l 

or ll* Listed Building No listed 

building within or adjacent to 

the site. This site lies in an 

area of known high 

archaeological potential with 

regard to significant 

No comments made Historic England notes the archaeological potential 
of the site and the need for archaeological 
assessment and evaluation (if necessary) from the 
HELAA. Given this, we consider that site 
requirements should address these archaeological 
matters (assuming that the site requirements are 

Policy V15: Parkhill Cross requires: 

 

A layout informed by details of archaeological 

investigation, evaluation and mitigation. 

No  
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Site HELAA heritage comments 

(2020) 

DCC Historic Environment 

comments (Parts 2 and 3 

Consultations) 

Historic England comments (Parts 2 and 3 

Consultations) 

Policy requirements Further 

assessment 

required? 

prehistoric and Romano-

British activity in the 

surrounding landscape. Any 

proposals for development 

here should be supported by 

the results of a programme of 

archaeological investigation, 

consisting of geophysical 

survey and field evaluation to 

understand the significance 

of any heritage assets here. 

intended to form the basis for criteria in a site-
specific allocation policy).  

Langdon Business 

Estate, Dawlish 

 

Not within buffer of Grade I 

or II* Listed Building. No 

Listed Buildings within or 

adjacent to site. This site lies 

in an area of archaeological 

potential with regard to 

known prehistoric activity in 

the surrounding landscape. 
 

No known assets. Low 

potential. 

 

Historic England notes the archaeological potential 
of the site. Given this, we consider that site 
requirements should require archaeological 
assessment and evaluation (if necessary), assuming 
that they are intended to form the basis for criteria 
in a site-specific allocation policy.   
 

Policy CT1 requires development to include: 

 

A layout informed by details of archaeological 

investigation, evaluation and mitigation. 

 

 

no 

Ruby Farm, 

Abbotskerwell 

 

 High potential for archaeology 

of prehistoric, Roman and 

medieval date. Requires pre-

determination assessment 

and evaluation to inform 

masterplan and mitigation. 

 

Historic England notes the archaeological potential 
of the site and the need for archaeological 
assessment and evaluation (if necessary) from the 
HELAA. Given this, we consider that site 
requirements should address these archaeological 
matters (assuming that the site requirements are 
intended to form the basis for criteria in a site-
specific allocation policy).   
 

Policy V1: Ruby Farm requires: 

 

A layout informed by details of archaeological 

investigation, evaluation and mitigation, which 

shall inform the layout of the site. 

no 
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