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Teignbridge Core Strategy Issues and Options Report 
 
Habitat Regulations Assessment Comments – September 2010 
 
 
The Conservation of Habitats and Species Regulations 2010 requires local 
authorities to undertake Habitat Regulations Assessments (HRA) before they 
undertake or give permission for any plan or project likely to have a significant 
effect on a European wildlife site (alone or in combination).  The LDF constitutes 
such a plan.  National guidance is that HRAs should be iterative processes 
developing alongside LDFs.  These comments form an early stage in the iterative 
HRA process for Teignbridge‟s emerging Core Strategy. 
 
The European wildlife sites likely to be affected by Teignbridge‟s LDF proposals 
are: Exe Estuary Special Protection Area (SPA); Dawlish Warren Special Area of 
Conservation (SAC); South Hams SAC; Dartmoor SAC; South Dartmoor Woods 
SAC; and the Lyme Bay and Torbay candidate SAC.    
 
The national process of designating new SACs and SPAs is not yet complete 
and it is possible that one or more additional sites may be designated during the 
development period or the lifetime of the Teignbridge LDF, so requiring additional 
assessment processes. 
 
The following assessment was made by the Council‟s Biodiversity Officer.   
 
 
Chapter 3 - Key Issues for Planning for the Future 
Key Spatial Issues Box -  Environmental 
Perhaps the key issue should read “Protecting and enhancing nationally and 
internationally designated environments”? 
 
In fact, protecting (and enhancing) locally designated biodiversity „environments‟ 
is also a Key Issue.  National and International „environments‟ sit within, and are 
dependent upon, a mosaic of „local environments‟. 
 
 
Chapter 4 – Climate Change 
Both large and small-scale wind turbines have the potential to physically harm 
the bats and birds that form the special interest of our European wildlife sites.  All 
turbine allocations and applications must be assessed at a very early stage for 
likely significant impacts.   E.g., even domestic turbines are likely to be 
unacceptable close to the bat SAC roost sites. 
 
A presumption against development in floodplains would be welcome: as is 
identified in the text, significant biodiversity is often associated with floodplain 
areas and rivers.  The birds that form the special interest of the Exe Estuary SPA 
also depend upon floodplain/low-lying areas outside the designated site and 
these must be protected from development. 
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Chapter 5 – Green Infrastructure and Environmental Networks 
5.11: “The Council currently charges developers a levy on new development in 
the Plan area, the proceeds of which are used to fund measures to mitigate its 
impact on European wildlife sites.”  We will need to await outcome of consultants‟ 
study and then discuss the exact wording on this that should appear in the Core 
Strategy. 
 
Option Green Infrastructure and Environmental Networks 1 
Natural England have advised that provision of suitable alternative public green 
space will often be an essential mitigation measure for housing development, to 
offset increased recreational impacts on European wildlife sites.   Option 1 is 
therefore not a possibility.  Option 4 is likely to provide the best method to enable 
housing development to meet the requirements of the Habitat Regulations. 
 
Option Green Infrastructure and Environmental Networks 2 
It must be remembered that each European wildlife site is supported by an 
environmental network outside the designated site boundary.  To meet the legal 
requirements it is essential that the un-designated support areas are protected 
too.  These areas will be highlighted by the Biodiversity staff, at the appropriate 
site allocation or application stage, and appropriate avoidance or mitigation 
measures explored.  
 
 
Coastal Areas 
“This diverse natural asset is also rich in biodiversity, with protected wildlife areas 
including the internationally designated Dawlish Warren (National Nature 
Reserve and "Ramsar" site (an international wetland designation))”     If this 
section is repeated in the text of the Core Strategy, refer to the Exe Estuary as 
well as Dawlish Warren.  Also I quote the Special Protection Area (Estuary and 
DW) and the Special Area of Conservation (DW only) as they bring with them the 
important Habitat Regulations legislation (which does not apply to the NNR, nor, I 
think, to the Ramsar designation).  
 
It should be noted that there is a new (August 2010) marine candidate SAC 
(Lyme Bay and Torbay cSAC) which almost abuts the southern Teignbridge 
boundary.   This receives the same full level of legal protection as fully 
designated European wildlife sites.  This Council must consider the potential 
impacts of development on this cSAC, in the same was as with the Exe Estuary 
SPA/Dawlish Warren SAC.  We have not as yet appraised the potential impacts 
of the LDF on the cSAC, but early thoughts are that the sub-tidal nature of most 
of the site may mean LDF impacts are limited or absent. 
 
Option Coastal Areas 1 
Option 1 appears to provide stronger protection and therefore is preferred for 
protection of biodiversity. 
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Chapter 8 – Housing and Affordable Housing Needs 
 
Option Housing Need 1 
Option 2: “Provide for more than 740 dwellings per year, above the level of need” 
is not acceptable.   
 
It will create the highest recreational pressure on European wildlife sites and 
higher potential for other types of impact.  Evidence shows that recreational 
pressure is already having a negative impact on one or more of our European 
wildlife sites.  While approaches for avoiding/mitigating some of the impacts have 
been developed there is as yet no clear mechanism to counter various other 
(recreational) impacts. 
 
Under the Habitat Regulations, the Council must not adopting a Core Strategy (or 
other plan) which would adversely affect a European site.  The Regulations do 
allow some leeway for considerations of over-riding public interest, including 
social/economic interests such as housing provision.  However, it is highly 
unlikely that the Council would be able to justify, through the Habitat Regulations 
Assessment system, opting for a higher-than-needed level of housing 
development in the Core Strategy. 
 
 
Chapter 9 – Employment Opportunities 
 
Option Employment Opportunities 1 
Option 3:”Higher employment growth, to support housing growth in nearby 
centres and reflect the strategic location of Newton Abbot in particular” is not 
acceptable.   
 
It will promote housing development additional to the identified local/county need 
and will therefore be unacceptable for the same reasons given above (Option 
Housing Need 1). 
 
Option Employment Opportunities 2 
Employment development close to European wildlife sites may have the potential 
to negatively impact those sites, e.g. land take, hedge loss or lighting impacts on 
South Hams SAC, possible noise, pollution incidents or water flow changes 
impacting Exe Estuary SPA.  However, avoidance and mitigation measures may 
make employment allocations acceptable close to European wildlife sites.  Site 
allocations must undergo Assessment of Likely Significant Effect and possibly full 
Habitat Regulations Assessment.   
 
Option Employment Opportunities 5 to 7 
As with employment allocations, allocations of larger, out-of-town retail facilities 
also have potential to impact European wildlife sites and must undergo 
Assessment of Likely Significant Effect and possibly full Habitat Regulation 
Assessment. 
 
Option Employment Opportunities 8 
If options 2 or 3 are chosen, there will be the potential for new office 
developments to impact European wildlife sites, as with employment provision.   
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Site allocations must undergo Assessment of Likely Significant Effect and 
possibly full Habitat Regulations Assessment.   
 
 
Chapter 10 – Settlements and Places 
 
Every settlement has HRA implications for one or more European wildlife sites.  
Brief summaries of the issues for each settlement are given below.   
 
For the South Hams SAC there are a range of impact types including land take, 
light pollution, severance of flyways and possible changes to management of 
remaining farmland.  Appropriate mitigation will include lighting control, hedge 
protection and financial or other contribution to habitat enhancement. 
 
For the Dartmoor SACs, Dawlish Warren SAC and Exe Estuary SPA, 
recreational pressure is the impact of greatest concern.  All housing development 
will contribute to increased recreational impacts, but those closest to the 
impacted site will have the greatest impact.  Appropriate mitigation will include 
provision of public open space to attract some uses away from the SPA/SACs 
and financial contribution towards a suite of access control and other measures 
on the European sites themselves. 
 
 
Newton Abbot  
o As with other settlements, all development at Newton Abbot will feed into 

recreational impacts on Dawlish Warren/Exe Estuary and the Dartmoor SAC. 
o Developments in the Kingsteignton area are also likely to impact on the South 

Hams SAC. 
o Half of Kingsteignton is within the important 4km foraging zone of the 

Chudleigh SAC bat maternity roost and Chudleigh bats have been radio-
tracked around Kingsteignton. 

o There may be some areas around Kingsteignton which are crucial to the SAC 
bats and where there must be no further development. 

o There are other areas around Kingsteignton where development could be 
possible if sufficient mitigation is provided, including off-site mitigation - 
possibly contributions to specific habitat enhancements (This must be 
informed by consultant studies not yet underway.) 

o Towards the southern end of Kingsteignton the SAC bats are less likely be an 
issue. 

o Elsewhere around Newton Abbot a number of SAC bat migration routes have 
been identified (often following watercourses). 

o Again, parts of these migration routes may be developable following 
appropriate survey and mitigation provision, but there may be other areas 
which must be protected from development. 

 
Chudleigh  
o The settlement is immediately adjacent to a SAC bat maternity roost. 
o Minimise further development at Chudleigh.   
o The Core Strategy should not opt for more housing or industry than has been 

identified as being needed for the Chudleigh community. 
o There are some areas around Chudleigh which are crucial to the SAC bats 

and where there must be no further development. 
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o There are other areas where development may be possible if sufficient 
mitigation is provided, including off-site mitigation - possibly contributions to 
specific habitat enhancements (This to be informed by consultant studies 
currently underway.) 

 
Buckfastleigh  
o The settlement is immediately adjacent to a SAC bat maternity roost. 
o Minimise further development at Buckfastleigh.   
o The Core Strategy should not opt for more housing or industry than has been 

identified as being needed for the Buckfastleigh community. 
o There are some areas around Buckfastleigh which are crucial to the SAC bats 

and where there must be no further development. 
o There are other areas where development may be possible if sufficient 

mitigation is provided, including off-site mitigation - possibly contributions to 
specific habitat enhancements (This to be informed by consultant studies 
currently underway.) 

 
Bovey and Drum Bridges area.  
o The settlements are within the important 4km foraging zone around the SAC‟s 

various bat maternity roosts. 
o Each potential development site must be assessed for its importance to the 

SAC bats and appropriate mitigation must be provided (including off-site 
mitigation - possibly contributions to specific habitat enhancements).  (This to 
be informed by consultant studies not yet underway.) 

 
o Bovey is likely to be the settlement generating the most „every-day‟ 

recreational use of Dartmoor SACs (e.g. dog walking). 
 
Ashburton  
o Part of the possible development area is within the important 4km foraging 

zone around the SAC‟s various bat maternity roosts. 
o Each potential development site must be assessed for its importance to the 

SAC bats and appropriate mitigation must be provided (including off-site 
mitigation - possibly contributions to specific habitat enhancements).  (This to 
be informed by consultant studies not yet underway.) 

 
 
Dawlish and Dawlish Warren  
o Seek to minimise development at Dawlish.   
o There should be no further housing development in Dawlish Warren. 
o An overall reduction in holiday use in this area is likely to be beneficial for the 

SPA/SAC, although conversion of holiday units to residential is likely to be 
negative (more use in the sensitive winter months). 

o Recent studies indicate the highest proportion of Teignbridge estuary users 
come from Dawlish/Dawlish Warren.   

o It is likely that to mitigate housing development at Dawlish, a large, new 
Country Park facility will be required, to attract pressure away from the 
Warren and the estuary (probably located between Dawlish & Dawlish 
Warren).  (This to be informed by consultant studies currently underway.) 

o Disposal of additional surface water may also be an issue for the Exe Estuary 
SPA, in terms of changes to flow rates and possible pollution load. 
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Teignmouth 
o Teignmouth is also a significant feed into recreational use of the estuary/ 

Warren. 
o Smaller development options for Teignmouth would therefore be preferred. 
o Again, a major open space provision would be required in mitigation, either at 

Teignmouth, or possibly part of a new „Dawlish Country Park‟. 
 
Edge of Exeter  
o Recent studies indicate that the Exe Estuary and Dawlish Warren attract a 

very high proportion of recreation users from Exeter.  
o As already identified during preparation of the AAP, a large, new Country 

Park facility will be required, to attract pressure away from the estuary and the 
Warren.  (This to be informed by consultant studies currently underway.) 

o If the edge of Exeter development were located further to the west or 
northwest, rather than the south west of Exeter, this may reduce the potential 
impact on the SPA/SAC, but is unlikely to eliminate it. 

 
 
Chapter 11 – Rural Areas 
 
Option Rural Areas 1 
Allocation may be preferable to non-allocation in areas likely to see pressure for 
development, as this will enable HRA issues to be identified/addressed in 
advance.  Allocation will enable crucial studies to be undertaken and mitigation 
strategies to be developed upfront.  And it will allow developers to be guided well 
away from the most sensitive areas. 
 
 
Chapter 12 - Spatial Options 
 
Option 1: substantial growth is proposed in the two most sensitive areas – 
Chudleigh and Dawlish.    
 
Option 2: compared to Option 1, the reduced development at Dawlish and Edge 
of Exeter, i.e. close to the Exe Estuary SPA and Dawlish Warren SAC, is 
desirable. But there will be increased pressure on the South Hams SAC if there 
is additional growth at Kingsteignton. 
 
Option 3: less growth at Chudleigh and Dawlish is desirable.  However, additional 
growth south west of Exeter would put additional pressure on the Exe Estuary 
SPA.  Locating this additional growth further to the west/north west of Exeter may 
go some way to reduce the impact on the Exe. 
 
Option 4 is unacceptable as it further increases growth in the two most sensitive 
areas:  Chudleigh (South Hams SAC) and Dawlish (Dawlish Warren SAC & Exe 
Estuary SPA) and puts additional growth at Teignmouth is also likely to impact 
the Warren and Estuary.  Increased rural growth would be a particular concern 
too if: there were increases at Buckfastleigh; or allocations were not made for 
rural areas (see comment re Chapter 11). 
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