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This document has been prepared as part of the Teignbridge Strategic Housing Land Availability 
Assessment (SHLAA).  The SHLAA identifies potential sites in and around the main settlements in 
the Teignbridge plan area that could be developed for housing. The SHLAA has involved an 
assessment of the likely total numbers of new houses that could be achieved on sites and when 
these could be built on an annual basis within 5 year periods from 2010 to 2031. The findings of 
the SHLAA are indicative only. They take into consideration the availability of identified potential 
sites, their suitability for housing, and their achievability for housing, including whether the potential 
sites could in theory be brought forward by the house building industry. 

The document comprises the detailed site assessments for a number of sites within the 
Teignbridge Plan Area, which following consideration in the context of the Strategic Housing Land 
Availability Assessment are: suitable; available; and achievable.  Those sites which meet all three 
criteria are classified as developable.   

It should be noted that sites identified in the developable supply may not be compliant with 
planning policy.  Developable sites may have been considered ‘suitable’ by the SHLAA but this 
does not mean their development would necessarily be acceptable to the Local Planning Authority. 
These potential housing sites will be subject to more rigorous suitability testing through the plan-
making process or indeed, through Development Management where a planning application is 
submitted. 

The findings of the detailed site assessments have informed the main SHLAA Report which 
identifies the overall potential for new housing across the Plan Area. The SHLAA represents an 
important component of the evidence base which will inform future plan-making in Teignbridge. 

The schedules of site assessments provide the following information for each developable site: 

• Location map of the site 
• Aerial photograph of the site 
• Detailed assessment of suitability, availability and achievability 



Site No Location Site No Location 
040101 Atwells Farm, Nadderwater 050903 Sentry’s Farm 
040102 Land at Matford Barton (A) 050905 Days-Pottles Lane 
040103 Land at Matford Barton (D) 050908 Land west of Eager Way 
040104 Kenn Valley, Off Trood Lane, 

Matford 
050909 West of Deepway Gardens 

040105 Land at Matford Barton (B) 050915 Land at Exminster House 
040106 Land at Matford Barton (C) 051001 Land west of the Hams 
040107 Matford Home Farm 051003 Land opposite Pynes Farm 
050102 The Old Cider Works 051004 Springwell Farm and Nursery 
050103 rear of Wilton Way 051005 Land to west of Ide 
050106 Land at 34 Manor Road 051102 Land at Foredown Road 
050107 Land at Court Grange 051105 Land at Dornafield Road 
050108 Priory Lane 051201 Land at Lamacroft Farm 
050201 land at Forder Cross 051302 Land off Higher Down 
050211 Land at Forder Lane (A) 051304 Land at South Town 
050213 Land adj to Wyevale Garden 

Centre 
051305 opposite Cobbe Cottage, East Town 

Lane 
050217 Horns Park 051401 Land at Longmeadow Farm 
050402 Land East of Teign Lawn 051403 South of Platway House, Torquay 

Road 
050406 Land at Buckingham Orchard 051407 Land nr St Nicholas' Church 
050407 Land to west of Chudleigh 

Knighton 
051410 Land at Lamberts Lane 

050408 Land at Toll Gate and Teignview 051411 16 Platway Lane 
050505 Land south of Vancouver 051415 Land off Commons Lane 
050601 Cummings Cross 051501 South of Easter Hill Lane 
050603 land at Hartford Farm, Blackpool 051503 Land north of Golf Course 
050701 Land south of Woodland Road 051504 Land at Staplake Mount 
050702 Pear Tree Farm 051506 Land at Staplake 
050704 Denbury Glebe, Denbury Down 

Cross 
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Site Ref 040101 Site Address: Atwells Farm, Nadderwater

Inset No: 1

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 31.77 Yield mid point: 953

Site Description:
A substantial greenfield site within Teignbridge, it adjoins the Exwick/Redhills area of Exeter.  The site has been promoted for 
development through previous Local Plan consultation processes and more recently consultation on the Core Strategy.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: Records of 4 bat species and glow-worm (a declining species).  Standard "Extended Phase 1" and "Protected Species" 
surveys needed, plus  
survey for glow-worms.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

DCC Historic Environment Service: The HES would recommend that any application for development in this area was supported by 
an appropriate archaeological assessment. The results of which would allow the HES to determine the nature and potential extent of 
archaeological deposits and formulate a response to any development in this area.

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

The steep land forms part of the landscape setting of Exeter. There are potential visual impacts.

Minerals Resources:
The site is not within a Minerals Consultation Zone.

Air Quality:
The site is not in an AQMA

Access to Public Transport:
The site (at its closest point) is within 400m of the nearest bus stop on Farm Hill.  The 'F' Bus runs to the city centre and beyond to 
Beacon Heath in the east of the city roughly every ten minutes.  Were this site to be developed, the route would probably be 
extended through the development site.

Access to Services/Facilities:
At its closest point, the site is about 3000m from Exeter City Centre which acts as a service centre and is the closest concentration of 
employment to the site.  Upon completion, Exwick Heights (the new combined school which has replaced Foxhayes First and Exwick 
Middle) will be the nearest primary however this is over 1100m from the site.  In light of the size of the site a new primary school 
would probably be required to serve the development.  Foxhayes Post Office is around 1100m from Attwells Farm.  Exwick Health 
Centre is marginally under 1000m away.  Westexe Technology College is marginally over 3000m from the site.



Site Ref 040101 Site Address: Atwells Farm, Nadderwater

Inset No: 1

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 31.77 Yield mid point: 953

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
Consultation with Exeter City Council will be required due to the potential impact on the landscape setting of Exeter.  Other 
constraints may arise from this.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

Development of this site will not result in the loss of any employment land.

Infrastructure Capacity:
Further infrastructure and utilities will be required.

Highway Access:
This is a substantial site on the edge of Teignbridge District with potential vehicular access in both Teignbridge District and Exeter 
City Council areas.  It cannot be dismissed out of hand for residential development, but such development would not be 
straightforward in transport terms.  Exeter City Council have always strongly resisted development of this site, seeing it as an urban 
extension to the city.

In Teignbridge, access from Rowhorne Road is problematic owing to the sub standard nature of parts of the existing highway network 
and associated junction to handle the level of traffic likely to be generated.  Further, the distribution of traffic is likely to be heavily 
weighted towards Exeter which would make access from the western side of the side less attractive than any from the east.

On the east side of the site, in theory, access could be provided via an extension to Kinnerton Way/Gloucester Road but this would 
be subject to a full and detailed Transport Assessment proving that there is sufficient capacity on the highway network and network 
nodes and that highway safety will not be compromised by the level of traffic generated.

It is certainly the case that a development of this scale would require two points of vehicular access and preferably more and the 
costs associated with achieving that will need to be balanced against the ultimate commercial value of the site.

Pedestrian/Cycle Links:
Pedestrian and cycle links could be improved.

Compatibility:
The site adjoins a residential area to the south and there are unlikely to be any land use compatibility issues arising from developing 
this site for housing.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development and is subject to a developers option.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

This site is very steep on either side. However, all of the site could in theory be developed, potentially in a similar approach to other 
development at Exwick (i.e. terraced properties with parking courts). There may be issues with the skyline which may need to be 
protected and increased traffic leading to Exwick road (which has a pinch point and leads to a railway crossing). The 
services/infrastructure are already in-situ from existing residential development at Exwick. The Panel agreed that this site is 
achievable in years 1-5.



Site Ref 040101 Site Address: Atwells Farm, Nadderwater

Inset No: 1

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 31.77 Yield mid point: 953

Conclusion:

This site is contiguous with the Exeter settlement boundary but falls outside of 'Area of Search 4C' (previously K1) - where provision 
should be made for new housing development at the Exeter SSCT, within Teignbridge.  Furthermore, the site is not contiguous with 
the current Teignbridge settlement boundary and is not compliant with current policy.  However, that alone should not preclude the 
site from being considered via SHLAA at this stage.  Due to the topography of the site, visual impact and the impact on the setting of 
Exeter are areas of concerns.

Submitted pro forma indicates that the site is immediately available for housing development.

The panel acknowledged the steepness of the site and the need to protect the skyline but agreed that the site is achievable in years 
1-5.

In conclusion, notwithstanding the above concerns, the site is considered suitable, available and achievable. 

The site has no planning permission and there is no known developer interest. Therefore development potential is likely for years 6 - 
10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 953

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 040102 Site Address: Land at Matford Barton (A), Exeter

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 9.09 Yield mid point: 273

Site Description:
This site comprises three parcels of land to the south of Exeter.  The site lies in close proximity to the Marsh Barton Industrial Estate 
and has previously been promoted for development through the Core Strategy consultation process.  The site may contain 
archaeological artefacts that require further site investigation. The sites are bounded by two major road links - the A30 to the west 
and the A379 to the south.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The eastern most parcel of land (Site C) is wholly within Flood Zone 3b and as such should be discounted (this is reflected in site 
area and yields).   

Sites A and B are located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  
An Assessment of Likely Significant Effect will be needed.  This should take account of the cumulative 'in-combination' effect of other 
development at Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the SPA/SAC. Development will be 
illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  The precautionary principle 
applies.    
Likely impacts are from water quality deterioration and surface water discharge are also issues.    A financial contribution will be 
needed to offset recreational impacts on the SAC/SPA if the site is developed for housing.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site is in a Cirl Bunting wintering zone Badgers are recorded nearby.  Ecological assessment of impact is needed plus 
an appropriate suite of mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected Species" surveys will also 
be needed.

Built Environment:
The site is not in a conservation area and there are no listed buildings in close proximity.
The area surrounding the site is characterised by two Scheduled Ancient Monuments, one to the north east and the other to the 
south.

DCC Historic Environment Service: The HES would recommend that any application for development in this area was supported by 
an appropriate archaeological assessment. The results of which would allow the HES to determine the nature and potential extent of 
archaeological deposits and formulate a response to any development in this area.

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site is not within a Mineral Consultation Zone.

Air Quality:
The site does not lie within an Air Quality Management Area.



Site Ref 040102 Site Address: Land at Matford Barton (A), Exeter

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 9.09 Yield mid point: 273

Access to Public Transport:
The site (at its closest point) is within 400m of the nearest bus stop on Canon Way.  The 'A' Bus runs to the city centre and beyond to 
the University roughly every ten minutes.

Access to Services/Facilities:
The site is comfortably within 1500m of the established Marsh Barton Industrial Estate.  Alphington Primary School is approximately 
1200m from Matford Barton.  However, in light of the size of the site (and other adjoining ones) a new primary school would probably 
be required to serve the development.  The Marsh Barton Industrial Estate has its own doctors: Devon Doctors Ltd (well within 
1000m of this site).  West Exe Technology College is between 1500-3000m of the site.  The site is under 2000m from a large 
Sainsbury's on Alphington Road.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
Sites lie within the vicinity of a Scheduled Ancient Monuments to the north and the south.
Noise and air quality from the existing road network, namely A30 to the west and A397 to the south.
Wildlife/ historical issues on surrounding land.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

Development of this site will not result in the loss of any employment land or other important facilities.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
Site (a) has unfavourable frontage with Chudleigh Road and other adjoining roads are narrow country lanes.

Site (b) – Access would be needed from site 04.01.03.

Site (c) – An access could be possible from the north with significant hedgerow loss. Design Manual for Roads and Bridges is 
applicable.

Pedestrian/Cycle Links:
A Public Right Of Way lies adjacent to the north eastern boundary of the site that is bounded by the A30 to the west and the 
Chudleigh Road to the east. This path runs eastwards, away from the site and is located within the Exeter PUA.

On the site that runs adjacent to the Chudleigh Road and the A379. A Public Right Of Way cuts through the south eastern part of the 
site.

All of the sites offer poor pedestrian access to existing services due to the nature of the surrounding roads and their isolation form the 
built-up area of Exeter.

Compatibility:
The Marsh Barton Industrial Estate lies to the east of the site but there are not considered to be any 'bad neighbour' uses in close 
proximity.  The emerging RSS outlines the strategic housing requirements which include 2,500 new homes at Area of Search 4C to 
the south west of Exeter (500 in Exeter and 2,000 in Teignbridge).

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2009

Rural Exception Site:



Site Ref 040102 Site Address: Land at Matford Barton (A), Exeter

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 9.09 Yield mid point: 273

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel:

May be some costly infrastructure but subject to 106 costs could be viable.

Despite major investment costs considered achievable.

Good access to highway but will need infrastructure upgrade. Parcel to west may take longer to deliver as landscape more of an 
issue. Why is block to south not included?

Conclusion:

Site C is not suitable.

With regards to sites A and B, they are not contiguous with the current settlement boundary and are not compliant with current 
policy.  However, that alone should not preclude them from being considered via SHLAA at this stage. There is potentially a minor 
compatibility issue given that the sites are in relatively close proximity to the Marsh Barton Industrial Estate, any urban extension to 
Exeter within it's boundaries may in part overcome this. The archaeological remains on adjacent sites may necessitate the need for 
investigations and the implications of these cannot be determined at this point. The sites area also in close proximity to two 
Scheduled Ancient Monuments.

Submitted pro forma indicates that the site is available.

Panel consensus is that this site is achievable despite likely significant infrastructure costs.

In conclusion, sites A and B are considered suitable (subject to the issues raised being resolved), available and achievable.

The site has no planning permission and there is no known developer interest. Therefore development potential is likely for years 6 - 
10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 273

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 040103 Site Address: Land at Matford Barton (D)

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 13.76 Yield mid point: 413

Site Description:
A large greenfield site comprising of several fields being used for agriculture. The land is located south of Exeter in close proximity to 
the Marsh Barton Industrial Estate and has previously been promoted for development through the Core Strategy consultation 
process.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
Parts of the site are within Flood Zone 3b: functional floodplain.  This land has been discounted from the site assessment and is 
reflected in the site area and yield fields.  

The remainder of the site is located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  
 An Assessment of Likely Significant Effect will be needed.  This should take account of the cumulative 'in-combination' effect of 
other development at Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the SPA/SAC. Development will 
be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  The precautionary principle 
applies.    
Likely impacts are from water quality deterioration and surface water discharge are also issues.    A financial contribution will be 
needed to offset recreational impacts on the SAC/SPA if the site is developed for housing.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site is in a Cirl Bunting wintering zone Badgers are recorded nearby.  Ecological assessment of impact is needed plus 
an appropriate suite of mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected Species" surveys will also 
be needed.

Built Environment:
One Listed Building is located towards the eastern boundary of the site.

This area contains an archaeological site subject to statutory protection as a Scheduled Monument (ref: 10625).  Consultation should 
be sought from English Heritage with regard to the impact of any development upon the Scheduled Monument and its setting.

DCC Historic Environment Service:  This area contains an archaeological site subject to statutory protection as a Scheduled 
Monument (ref: 10625).  Consultation should be sought from English Heritage with regard to the impact of any development upon the 
Scheduled Monument and its setting.  

The HES would recommend that any application for
development in this area was supported by an appropriate archaeological assessment. The results of which would allow the HES to 
determine the nature and potential extent of archaeological deposits and formulate a response to any development in this area - 
which may include recommendation for refusal of any development here if the archaeological impact is unacceptable.

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site is not within a Mineral Consultation Area.



Site Ref 040103 Site Address: Land at Matford Barton (D)

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 13.76 Yield mid point: 413

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
The site (at its closest point) is within 400m of the nearest bus stop on Canon Way.  The 'A' Bus runs to the city centre and beyond to 
the University roughly every ten minutes.

Access to Services/Facilities:
The site is comfortably within 1500m of the established Marsh Barton Industrial Estate.  Alphington Primary School is approximately 
1200m from Matford Barton.  However, in light of the size of the site (and other adjoining ones) a new primary school would probably 
be required to serve the development.  The Marsh Barton Industrial Estate has its own doctors: Devon Doctors Ltd (well within 
1000m of this site).  West Exe Technology College is between 1500-3000m of the site.  The site is under 2000m from a large 
Sainsbury's on Alphington Road.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
Site contains a designated Scheduled Ancient Monuments towards the northern boundary of the site.
Noise and air quality from the existing road network, namely A30 to the west and A397 to the south.
Wildlife/ historical issues on surrounding land.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

Development of this site will not result in the loss of any employment land.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
Access could be taken from Chudleigh Road with significant hedgerow loss. The Design Manual for Roads and Bridges is applicable 
on Chudleigh Road. Transport/infrastructure/TRO funding may be required through developer contributions.

Pedestrian/Cycle Links:
There are no dedicated pedestrian or cycle links to the site and scope for only improving pedestrian links by providing a footpath 
along the length of the site. There is no opportunity to provide a meaningful cycle link.

Compatibility:
The Marsh Barton Industrial Estate lies to the east of the site but there are not considered to be any 'bad neighbour' uses in close 
proximity.  The emerging RSS outlines the strategic housing requirements which include 2,500 new homes at Area of Search 4C to 
the south west of Exeter (500 in Exeter and 2,000 in Teignbridge).

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:



Site Ref 040103 Site Address: Land at Matford Barton (D)

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 13.76 Yield mid point: 413

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel:

Major road improvements required but with 040102 this would be deliverable.

Despite major investment costs considered achievable.

Subject to infrastructure improvements - link with land in Exeter City to north.

The site was re-presented to the Panel as part of the 2009 SHLAA and considered to remain developable.

Conclusion:

The site is not contiguous with the current settlement boundary and is not compliant with current policy.  However, that alone should 
not preclude the site from being considered via SHLAA at this stage.  There is potentially a minor compatibility issue given that the 
site is in relatively close proximity to the Marsh Barton Industrial Estate, any urban extension to Exeter within it's boundaries may in 
part overcome this.  The site includes a Scheduled Ancient Monument and as such the views of English Heritage should be sought 
prior to the development of this site.

Submitted pro forma indicates that the site is available and could come forward between April 2008 and March 2009.

As part of the 2008 SHLAA, the Panel reached consensus that the site was achievable despite likely significant infrastructure costs. 
In 2009 the Panel re-assessed the site and is still of the view that the site is developable. 

In conclusion, the site is considered to be suitable, available and achievable and has been included in years 6 - 10 of the SHLAA 
supply.

Timeframe for coming available : Years 6-10 Final Yield: 413

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.



Based upon Ordnance Survey Material with Permission of Ordnance Survey on behalf of the controller of Her Majesty's stationary Office (C) Crown
Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings. Teignbridge District Council 100024292

Strategic Housing Land Availability Assessment
Review 2009 (March 2010)

SHLAA Site Reference:

Site Address:

Parish:

0 250 500125 Meters

Area of Site (ha):

04.01.04

Kenn Valley, Matford

Exminster

57.18

DEVELOPABLE

Teignbridge Local Development Framework

04.01.04



Site Ref 040104 Site Address: Kenn Valley, Off Trood Lane, Matford

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 57.18 Yield mid point: 1715

Site Description:
A large predominantly greenfield site being used for agriculture located immediately to the south of the Exeter City boundary at Marsh 
Barton. The site lies within Kenn Valley and parts of the site are steeply sided. There is a small area of landfill within the site. 

The total site area is 57.18ha however, the Agent considers that the area suitable for development is 80 acres. The final yield has 
therefore been adjusted to reflect a developable area of 32.4ha.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  
  An Assessment of Likely Significant Effect will be needed.  This should take account of the cumulative 'in-combination' effect of 
other development at Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the SPA/SAC. Development will 
be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  The precautionary principle 
applies.    
Likely impacts are from water quality deterioration and surface water discharge are also issues.    A financial contribution will be 
needed to offset recreational impacts on the SAC/SPA if the site is developed for housing.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: Two Cirl Bunting breeding territories are largely within the site and the rest of the site is in a Cirl Bunting wintering zone.  
There is a cirl CWS adjacent to the south.  Badgers are recorded nearby.   A small part of the site is UWS (for SI grass and wood).  
Ecological assessment of impact is needed plus an appropriate full suite of mitigation/compensation measures.   Standard "Extended 
Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
Three Scheduled Ancient Monuments lie within the vicinity of the site, one to the north, one to the east and one to the west.

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
The closest bus stop to this site at present is at Matford Park and Ride (over 500m away from the nearest point to the site).  The park 
and ride service operates every 10 minutes at peak times.



Site Ref 040104 Site Address: Kenn Valley, Off Trood Lane, Matford

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 57.18 Yield mid point: 1715

Access to Services/Facilities:
This site is within 1500m of Marsh Barton Industrial Estate.  The closest primary school: Alphington Primary is over 1500m from the 
site.  Alphington Post Office is around 1500m away from Kenn Valley at the nearest point.  There is a doctors surgery within 800m on 
the Industrial Estate.  Technology College is between 1500-3000m of the site.  The site is under 2000m from a large Sainsbury's on 
Alphington Road.

Land Status:
Site is predominantly greenfield, an element of the site would constitute brownfield.

Constraints to Delivery:
Land stability/contamination may be an issue due to previous uses - small area of the site used as landfill.
Noise may be an issue due to the sites location in relation to surrounding uses - due to the proximity of the site to the M5, the A30 
and the A379 which bound the site.
The topography of the site will need to be considered - the site is located in a valley with some steep slopes.
Wildlife/ historical issues on surrounding land.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of existing or a proposed employment site.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
Access could be taken from the A379 at two points with right turn lanes. The levels may be a problem getting access off the A379 
subject to surveys. Transport/infrastructure/TRO funding may be required through developer contributions. Footway/cycle access 
may be a problem for this site as the only access is towards Marsh Barton. Significant hedgerow loss would be needed at the A379 
as the access would need to be in accordance with the DMRB.

Pedestrian/Cycle Links:
Public Right Of Way runs adjacent to the western boundary of the site.
There are no dedicated pedestrian or cycle links to the site and scope for only improving pedestrian links by providing a footpath 
along the length of the site. There is no opportunity to provide a meaningful cycle link.

Compatibility:
The Marsh Barton Industrial Estate lies to the east of the site but there are not considered to be any 'bad neighbour' uses in close 
proximity.  The emerging RSS outlines the strategic housing requirements which include 2,500 new homes at Area of Search 4C to 
the south west of Exeter (500 in Exeter and 2,000 in Teignbridge).

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2011

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :



Site Ref 040104 Site Address: Kenn Valley, Off Trood Lane, Matford

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 57.18 Yield mid point: 1715

Comments of the Panel : 

Visibility, infrastructure costs and topography likely to be to costly at present. Potential for development following construction of sites 
04.01.03 and 04.01.02 where if infrastructure is designed with the future in mind this could facilitate the development of this site.

Because of topography considered with a reduced yield (not more than 850 units), still considered achievable.

Issues with land fill site and topography will affect delivery costs and yield. Access improvements needed.

Subject to ecological issues.

The site was re-presented to the Panel as part of the 2009 SHLAA and considered to remain developable.

Conclusion:

The site is not contiguous with the current settlement boundary and is not compliant with current policy. However, that alone should 
not preclude the site from being considered via SHLAA at this stage. There are a number of other areas of concern relating to the 
site including land stability / contamination due to previous uses, a small area of the site used as landfill. Noise may be an issue due 
to the sites location in relation to surrounding uses - due to the proximity of the site to the M5, the A30 and the A379 which bound the 
site. The topography of the site will need to be considered as the site is located in a valley with some steep slopes as will the 
biodiversity issues.

Site is likely to come forward within the next five years according to submitted pro forma.

As part of the 2008 SHLAA, the Panel considered that the site was achievable but point to likely high development costs in view of 
landscaping, topology and infrastructure requirements. The site should only come forward after the development of sites 040102 and 
040103 immediately to the north. The Panel re-assessed the site as part of the 2009 SHLAA and still found the site to be 
developable. 

In conclusion, the site is considered to be suitable (subject to the issues raised being resolved), available and achievable but should 
be phased after sites 040102 and 040103 and as such be included year 11-15 of the SHLAA supply.

Timeframe for coming available : Years 11-15 Final Yield: 972

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 040105 Site Address: Land at Matford Barton (B), Exeter

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 4.51 Yield mid point: 135

Site Description:
This site comprises three parcels of land to the south of Exeter.  The site lies in close proximity to the Marsh Barton Industrial Estate 
and has previously been promoted for development through the Core Strategy consultation process.  The site may contain 
archaeological artefacts that require further site investigation. The sites are bounded by two major road links - the A30 to the west 
and the A379 to the south.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The eastern most parcel of land (Site C) is wholly within Flood Zone 3b and as such should be discounted (this is reflected in site 
area and yields).   

Sites A and B are located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  
  An Assessment of Likely Significant Effect will be needed.  This should take account of the cumulative 'in-combination' effect of 
other development at Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the SPA/SAC. Development will 
be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  The precautionary principle 
applies.    
Likely impacts are from water quality deterioration and surface water discharge are also issues.    A financial contribution will be 
needed to offset recreational impacts on the SAC/SPA if the site is developed for housing.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site is in a Cirl Bunting wintering zone Badgers are recorded nearby.  Ecological assessment of impact is needed plus 
an appropriate suite of mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected Species" surveys will also 
be needed.

Built Environment:
The site is not in a conservation area and there are no listed buildings in close proximity.
The area surrounding the site is characterised by two Scheduled Ancient Monuments, one to the north east and the other to the 
south.

DCC Historic Environment Service: The HES would recommend that any application for development in this area was supported by 
an appropriate archaeological assessment. The results of which would allow the HES to determine the nature and potential extent of 
archaeological deposits and formulate a response to any development in this area.

DCC Historic Environment Service: The HES would recommend that any application for development in this area was supported by 
an appropriate archaeological assessment. The results of which would allow the HES to determine the nature and potential extent of 
archaeological deposits and formulate a response to any development in this area.

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site is not within a Mineral Consultation Zone.



Site Ref 040105 Site Address: Land at Matford Barton (B), Exeter

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 4.51 Yield mid point: 135

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
The site (at its closest point) is within 400m of the nearest bus stop on Canon Way.  The 'A' Bus runs to the city centre and beyond to 
the University roughly every ten minutes.

Access to Services/Facilities:
The site is comfortably within 1500m of the established Marsh Barton Industrial Estate.  Alphington Primary School is approximately 
1200m from Matford Barton.  However, in light of the size of the site (and other adjoining ones) a new primary school would probably 
be required to serve the development.  The Marsh Barton Industrial Estate has its own doctors: Devon Doctors Ltd (well within 
1000m of this site).  West Exe Technology College is between 1500-3000m of the site.  The site is under 2000m from a large 
Sainsbury's on Alphington Road.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
Sites lie within the vicinity of a Scheduled Ancient Monuments to the north and the south.
Noise and air quality from the existing road network, namely A30 to the west and A397 to the south.
Wildlife/ historical issues on surrounding land.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

Development of this site will not result in the loss of any employment land or other important facilities.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
The site can be accessed from the existing highway. Whether this would be in accordance with County or Manual for Streets 
standards is not clear at this stage.  Developer contributions may be able to overcome any potential problems.

Pedestrian/Cycle Links:
A Public Right Of Way lies adjacent to the north eastern boundary of the site that is bounded by the A30 to the west and the 
Chudleigh Road to the east. This path runs eastwards, away from the site and is located within the Exeter PUA.

On the site that runs adjacent to the Chudleigh Road and the A379. A Public Right Of Way cuts through the south eastern part of the 
site.

All of the sites offer poor pedestrian access to existing services due to the nature of the surrounding roads and their isolation form the 
built-up area of Exeter.

Compatibility:
The Marsh Barton Industrial Estate lies to the east of the site but there are not considered to be any 'bad neighbour' uses in close 
proximity.  The emerging RSS outlines the strategic housing requirements which include 2,500 new homes at Area of Search 4C to 
the south west of Exeter (500 in Exeter and 2,000 in Teignbridge).

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:



Site Ref 040105 Site Address: Land at Matford Barton (B), Exeter

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 4.51 Yield mid point: 135

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel:

May be some costly infrastructure but subject to 106 costs could be viable.

Despite major investment costs considered achievable.

Good access to highway but will need infrastructure upgrade. Parcel to west may take longer to deliver as landscape more of an 
issue. Why is block to south not included?

Conclusion:

Site C is not suitable.

In regards to sites A and B, they are not contiguous with the current settlement boundary and are not compliant with current policy.  
However, that alone should not preclude them from being considered via SHLAA at this stage.  There is potentially a minor 
compatibility issue given that the sites are in relatively close proximity to the Marsh Barton Industrial Estate, any urban extension to 
Exeter within it's boundaries may in part overcome this.  The archaeological remains on adjacent sites may necessitate the need for 
investigations and the implications of these cannot be determined at this point.  The sites area also in close proximity to two 
Scheduled Ancient Monuments.

Submitted pro forma indicates that the site is available and could come forward between April 2008 and March 2009.

Panel consensus is that this site is achievable despite likely significant infrastructure costs.

In conclusion, sites A and B are considered suitable (subject to the issues raised being resolved), available and achievable.

The site has no planning permission and there is no known developer interest. Therefore development potential is likely in years 6 - 
10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 135

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 040106 Site Address: Land at Matford Barton (C), Exeter

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.79 Yield mid point: 72

Site Description:
This site comprises three parcels of land to the south of Exeter.  The site lies in close proximity to the Marsh Barton Industrial Estate 
and has previously been promoted for development through the Core Strategy consultation process. The site may contain 
archaeological artefacts that require further site investigation. The sites are bounded by two major road links - the A30 to the west 
and the A379 to the south.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The eastern most parcel of land (Site C) is wholly within Flood Zone 3b and as such should be discounted (this is reflected in site 
area and yields).   

Sites A and B are located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  
  An Assessment of Likely Significant Effect will be needed. This should take account of the cumulative 'in-combination' effect of 
other development at Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the SPA/SAC. Development will 
be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  The precautionary principle 
applies.    
Likely impacts are from water quality deterioration and surface water discharge are also issues.    A financial contribution will be 
needed to offset recreational impacts on the SAC/SPA if the site is developed for housing.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site is in a Cirl Bunting wintering zone Badgers are recorded nearby.  Ecological assessment of impact is needed plus 
an appropriate suite of mitigation/compensation measures.  Standard "Extended Phase 1" and "Protected Species" surveys will also 
be needed.

Built Environment:
The site is not in a conservation area and there are no listed buildings in close proximity.
The area surrounding the site is characterised by two Scheduled Ancient Monuments, one to the north east and the other to the 
south.

DCC Historic Environment Service: The HES would recommend that any application for development in this area was supported by 
an appropriate archaeological assessment. The results of which would allow the HES to determine the nature and potential extent of 
archaeological deposits and formulate a response to any development in this area.

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site is not within a Mineral Consultation Zone.

Air Quality:
The site does not lie within an Air Quality Management Area.



Site Ref 040106 Site Address: Land at Matford Barton (C), Exeter

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.79 Yield mid point: 72

Access to Public Transport:
The site (at its closest point) is within 400m of the nearest bus stop on Canon Way.  The 'A' Bus runs to the city centre and beyond to 
the University roughly every ten minutes.

Access to Services/Facilities:
The site is comfortably within 1500m of the established Marsh Barton Industrial Estate.  Alphington Primary School is approximately 
1200m from Matford Barton.  However, in light of the size of the site (and other adjoining ones) a new primary school would probably 
be required to serve the development.  The Marsh Barton Industrial Estate has its own doctors: Devon Doctors Ltd (well within 
1000m of this site).  West Exe Technology College is between 1500-3000m of the site.  The site is under 2000m from a large 
Sainsbury's on Alphington Road.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
Sites lie within the vicinity of a Scheduled Ancient Monuments to the north and the south.
Noise and air quality from the existing road network, namely A30 to the west and A397 to the south.
Wildlife/ historical issues on surrounding land.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

Development of this site will not result in the loss of any employment land or other important facilities.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
The site can be accessed from the existing highway. Whether this would be in accordance with County or Manual for Streets 
standards is not clear at this stage.  Developer contributions may be able to overcome any potential problems.

Pedestrian/Cycle Links:
A Public Right Of Way lies adjacent to the north eastern boundary of the site that is bounded by the A30 to the west and the 
Chudleigh Road to the east. This path runs eastwards, away from the site and is located within the Exeter PUA.

On the site that runs adjacent to the Chudleigh Road and the A379. A Public Right Of Way cuts through the south eastern part of the 
site.

All of the sites offer poor pedestrian access to existing services due to the nature of the surrounding roads and their isolation form the 
built-up area of Exeter.

Compatibility:
The Marsh Barton Industrial Estate lies to the east of the site but there are not considered to be any 'bad neighbour' uses in close 
proximity.  The emerging RSS outlines the strategic housing requirements which include 2,500 new homes at Area of Search 4C to 
the south west of Exeter (500 in Exeter and 2,000 in Teignbridge).

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:



Site Ref 040106 Site Address: Land at Matford Barton (C), Exeter

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.79 Yield mid point: 72

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel:

May be some costly infrastructure but subject to 106 costs could be viable.

Despite major investment costs considered achievable.

Good access to highway but will need infrastructure upgrade. Parcel to west may take longer to deliver as landscape more of an 
issue. Why is block to south not included?

Conclusion:

Site C is not suitable.

In regards to sites A and B, they are not contiguous with the current settlement boundary and are not compliant with current policy.  
However, that alone should not preclude them from being considered via SHLAA at this stage.  There is potentially a minor 
compatibility issue given that the sites are in relatively close proximity to the Marsh Barton Industrial Estate, any urban extension to 
Exeter within it's boundaries may in part overcome this. The archaeological remains on adjacent sites may necessitate the need for 
investigations and the implications of these cannot be determined at this point.  The sites area also in close proximity to two 
Scheduled Ancient Monuments.

Submitted pro forma indicates that the site is available and could come forward between April 2008 and March 2009.

Panel consensus is that this site is achievable despite likely significant infrastructure costs.

In conclusion, sites A and B are considered suitable (subject to the issues raised being resolved), available and achievable. 

The site has no planning permission and there is no known developer interest. Therefore development potential is likely for years 6 - 
10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 72

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 040107 Site Address: Matford Home Farm

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 12.28 Yield mid point: 368

Site Description:
This large greenfield site lies within the area of search for the Area Action Plan being prepared by the Council which will deliver 2,000 
new homes to the south of Exeter. The site comprises of farm holdings and a farm yard and includes a Scheduled Ancient Monument.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  
  An Assessment of Likely Significant Effect will be needed.  This should take account of the cumulative 'in-combination' effect of 
other development at Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the SPA/SAC. Development will 
be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  The precautionary principle 
applies.    
Likely impacts are from water quality deterioration and surface water discharge are also issues.    A financial contribution will be 
needed to offset recreational impacts on the SAC/SPA if the site is developed for housing.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site is mostly within a Cirl Bunting breeding territory and is adjacent to a Cirl Bunting CWS.  Development would destroy 
the Cirl Bunting's habitat here.  The Exminster Cirl Bunting population is key to the future recovery of the species, being its 
northernmost outpost and the area from which the species will spread into Exeter and East Devon.
Ecological assessment of impact is needed plus an appropriate full suite of mitigation/compensation measures.   Standard "Extended 
Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The site is not in a conservation area and there are no listed buildings in close proximity.

The site includes a Scheduled Ancient Monument.

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site is not within a Mineral Consultation Zone.

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
The closest bus stop to this site at present is at Matford Park and Ride (over 500m away from the nearest point to the site).  The park 
and ride service operates every 10 minutes at peak times.



Site Ref 040107 Site Address: Matford Home Farm

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 12.28 Yield mid point: 368

Access to Services/Facilities:
This site is within 1500m of Marsh Barton Industrial Estate.  The closest primary school: Alphington Primary is over 1500m from the 
site.  Alphington Post Office is around 1500m away from Kenn Valley at the nearest point.  There is a doctors surgery within 800m on 
the Industrial Estate.  Technology College is between 1500-3000m of the site.  The site is under 2000m from a large Sainsbury's on 
Alphington Road.

Land Status:
The site is almost entirely greenfield.

Constraints to Delivery:
The presence of a Scheduled Ancient Monument within the site places a significant constraint to its overall delivery.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

Development of this site will not result in the loss of any employment land or other important facilities.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
The site can be accessed from the existing highway. Whether this would be in accordance with County or Manual for Streets 
standards is not clear at this stage.  Developer contributions may be able to overcome any potential problems.

Pedestrian/Cycle Links:
A Public Right of Way lies to the south of the site.  There may be scope to provide improved links as part of Green Infrastructure 
Corridors.

Compatibility:
The Marsh Barton Industrial Estate lies to the east of the site but there are not considered to be any 'bad neighbour' uses in close 
proximity.  The emerging RSS outlines the strategic housing requirements which include 2,500 new homes at Area of Search 4C to 
the south west of Exeter (500 in Exeter and 2,000 in Teignbridge).

Site Availability:

Is the Site Immediately Available:
The submitted pro forma indicates that the site is immediately available for housing development.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Panel view was that development would follow on from other sites within the Area of Search, there was concern over direct access 
being provided off the A379.

Conclusion:

The site is considered suitable given that there are no apparent significant policy, flooding or biodiversity issues. The site falls within 
a broad area of search for sites where future development may contribute towards the creation of sustainable mixed communities. 
The site is located close to Dawlish Warren SAC and Exe Estuary SPA.  An Assessment of Likely Significant Effect may need to be 
undertaken to establish cumulative impacts of development.



Site Ref 040107 Site Address: Matford Home Farm

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 12.28 Yield mid point: 368

The site is available for housing development.

The Panel comment that development would follow on from developing other sites in the area. There is concern about direct access 
off the A379.

In conclusion, the site is considered to be suitable, available and achievable. 

The site could form part of a phased development and there is no known developer interest. Therefore development potential is likely 
to fall in years 11 - 15 of the SHLAA timeframe.

Timeframe for coming available : Years 11-15 Final Yield: 368

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050102 Site Address: The Old Cider Works

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 3.75 Yield mid point: 90

Site Description:
The site is on the north edge of the village close to the main Newton Abbot to Totnes road.  It is pasture land with hedge boundaries.  
The western boundary of the land adjoins the Old Cider Works which is currently in multiple employment uses.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

There is a small section to the south of the site that is located in Flood Zones 2 and 3, therefore sequential and exceptions tests as 
well as a Flood Risk Assessment will need to be carried out.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  There are Greater Horseshoe and other Bat roosts nearby.  The site is within a Cirl Bunting wintering zone.  Ecological 
assessment of impact is needed plus appropriate suite of mitigation/ compensation measures.   Standard "Extended Phase 1" and 
"Protected Species" surveys will also be needed.

Built Environment:
The site is not in a conservation area and there are no listed buildings in close proximity.  The site is very rural in nature with only 
farm buildings therefore any development would have an impact.

DCC Historic Environment Service: Possible application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:
The site is no located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site is not within a Mineral Consultation Area.

Air Quality:
The site is not in an Air Quality Management Area.  However, it is likely that any residents will travel through Newton Abbot which 
does have a large Air Quality Management Area.  Consultation on possible effects/impacts required.

Access to Public Transport:
The nearest bus stop is located approximately 300m away.

Access to Services/Facilities:
Distance to the nearest primary school is approximately 500m away, the post office and local shops are  approximately 600m away.  
There is no health centre, secondary school or district centre in Abbotskerswell the nearest are in Newton Abbot.

Land Status:
The site is greenfield.



Site Ref 050102 Site Address: The Old Cider Works

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 3.75 Yield mid point: 90

Constraints to Delivery:
Access requires upgrading.
Noise pollution from adjacent Cider Works.
Potential  for ground contamination from adjacent cider works and old quarry pit.
Potential - Inadequate in receiving watercourse to accommodate additional flows from development.

Source Protection Zone:
The site is not in a Source Protection Zone.

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities.  However, given the large size of this 
site and the open nature there will be a loss to open land.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
Development within the site would require further infrastructure and the provision of utilities, it is considered that this could be 
addressed by developer contributions.

Highway Access:
The roads to the site are unsuitable for additional traffic. And Forde Close is a private road. The site cannot be developed from a 
highway point of view.

Pedestrian/Cycle Links:
The existing footpaths are poor and maybe difficult to upgrade.

Compatibility:
The site is outside settlement limits and set away from the main village.  There are a number of farm buildings close by.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel:

Could be expensive build and numbers close to being unviable with 50% Affordable housing.

Given highway network only 50ish units.

Yield may be too high.

Access issues.

Conclusion:

Suitability testing has identified no fundamental issues which would render the site unsuitable.  The site is very rural in character, 
there are also several potential wildlife features which should be retained.  There is some concern that the existing road network 
could not accommodate significant development on this site.

Submitted pro forma indicates that the site is immediately available for housing development.



Site Ref 050102 Site Address: The Old Cider Works

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 3.75 Yield mid point: 90

Panel consensus is that this site is achievable although some concerns are expressed that the yield may be too high on the site, 
particularly given the capacity of the highway network.  High build costs are also alluded to, these could affect the viability of the 
scheme particularly in the context of a requirement for 50% affordable housing.

In conclusion, the site is considered suitable, available and achievable.

The site has no planning permission and there is no known developer interest. Therefore development potential is likely for years 6 - 
10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 90

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050103 Site Address: rear of Wilton Way, Abbotskerswell

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 3.66 Yield mid point: 88

Site Description:
The site is a relatively large site located to the south of the village of Abbotskerswell. The site is heavily wooded and there are some 
TPOs on the site. The submitted pro forma indicates that part of the site could come forward as a rural exception scheme in the short 
term, providing 100% affordable housing (subject to viability).

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  There are Greater Horseshoe and other Bat roosts close by.  The site is a UWS  for woodland.  It is within a Cirl Bunting 
wintering zone.  Ecological assessment of impact is needed plus appropriate suite of mitigation/ compensation measures.   Standard 
"Extended Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

The site is not a Scheduled Ancient Monument (SAM).

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside Area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
The site does not lie within an Air Quality Management Area.  However, it is likely that any residents will travel through Newton Abbot 
which does have a large Air Quality Management Area.  Consultation on possible effects/impacts required.

Access to Public Transport:
The nearest bus stop is located approximately just under 350m away.

Access to Services/Facilities:
Distance to the nearest primary school is approximately 650m away, the post office and local shops are between 400 and 700m 
away depending whether the public rights of way are used.  There is no health centre, secondary school or district centre in 
Abbotskerswell the nearest are in Newton Abbot.

Land Status:
The site is greenfield.

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report.



Site Ref 050103 Site Address: rear of Wilton Way, Abbotskerswell

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 3.66 Yield mid point: 88

Source Protection Zone:
The site is not in a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
Development within the site would require further infrastructure and the provision of utilities, it is considered that this could be 
addressed by developer contributions.

Highway Access:
The site could be accessed from the road, whether this would be in accordance with County or Manual for Streets standards is not 
clear at this stage.  Abbotskerswell's roads are generally narrow.

Pedestrian/Cycle Links:
Many roads in the village are narrow and without paths, this may mean that provision of such would be difficult.

There is a public right of way to the south east of the site that leads to the village to the north and the countryside to the south.

Compatibility:
The site adjoins existing residential development to the north.

Site Availability:

Is the Site Immediately Available:
Submitted pro forma indicates that the site will become available for housing development within the next five years.  It is not 
currently for sale or subject to a developers option.

Soonest Date Available: 31/03/2014

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Panel view was that the site was developable, albeit with a reduced yield to reflect tree coverage on the site.  Access could 
potentially be provided in the top corner from the existing housing estate.

Conclusion:

The site is considered to be suitable as there are unlikely to be any significant policy, flooding or biodiversity issues. The land is 
located in a broad area of search where development may contribute towards the creation of sustainable mixed communities. In 
addition, the site is located in close proximity to a Greater Horseshoe and other Bat roost and the site is a UWS  for woodland. 

The site is considered to be available, but is currently not for sale or being marketed.

The Panel comment that the site is developable, but with a reduced yield to reflect tree coverage. Access could be provided to the 
top corner of the site. 

In conclusion, the site is considered to be suitable, available and achievable. 

The site does not have planning permission for housing development and there is no known developer interest. Therefore 
development potential is likely to fall in years 6 -10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 25



Site Ref 050103 Site Address: rear of Wilton Way, Abbotskerswell

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 3.66 Yield mid point: 88

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050106 Site Address: Land at 34 Manor Road

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.01 Yield mid point: 32

Site Description:
The site consists of a part greenfield and part brownfield site located to the north west of the village. The house and large garden is 
within the settlement boundary. There is an area to the south east that has an area TPO protecting the trees to the roadside.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  There are Greater Horseshoe and other Bat roosts nearby.  The site is within a Cirl Bunting wintering zone.  Ecological 
assessment of impact is needed plus appropriate suite of mitigation/ compensation measures.   Standard "Extended Phase 1" and 
"Protected Species" surveys will also be needed.

The area to the south east of the site is covered by a confirmed area TPO and amounts to 0.18ha.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

DCC Historic Environment Service: Application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:
The site is not located within a landscape policy area. However, 0.61hectare of the northern part of the land is situated in the 
Countryside area defined on the Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
The site does not lie within an Air Quality Management Area.  However, it is likely that any residents will travel through Newton Abbot 
which does have a large Air Quality Management Area.  Consultation on possible effects/impacts required.

Access to Public Transport:
The nearest bus stop is located approximately just under 500m away.

Access to Services/Facilities:
Distance to the nearest primary school is approximately 500m away, the post office and local shops are  approximately 580m away.  
There is no health centre, secondary school or district centre in Abbotskerswell the nearest are in Newton Abbot.

Land Status:
The site is part previously developed land.

Constraints to Delivery:
There are no known constraints to delivery at this stage.



Site Ref 050106 Site Address: Land at 34 Manor Road

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.01 Yield mid point: 32

Source Protection Zone:
The site does not lie within in a Source Protection Zone.

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities.  However, given the large size of this 
site and the open nature there will be a loss to open land.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
Development within the site is likely to require further infrastructure and the provision of utilities; it is considered that this could be 
addressed by developer contributions.

Highway Access:
The roads to the site are unsuitable for additional traffic due to the available width.

Pedestrian/Cycle Links:
Many roads in the village are narrow and without paths, this may mean that provision of such would be difficult.

Compatibility:
There is existing residential to the east and south east.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 01/04/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Reduce yield due to highways.

Access issues may result in reduced yield.

The site was re-presented to the Panel as part of the 2009 SHLAA and considered to remain developable (a 60/40 affordable 
housing led scheme was promoted through the site pro forma).

Conclusion:

Suitability testing raises no significant issues. There is some concern that the existing road network could accommodate 
development on the scale proposed.

Submitted pro forma indicates that the site is immediately available.

As part of the 2008 SHLAA, the Panel reached consensus that the site was achievable although some concerns were expressed that 
yields should be reduced to reflect highway capacity issues. The Panel re-assessed the site in 2009 and are still of the view that the 
site is developable. A 60/40 affordable housing led scheme is being promoted through the site pro forma.

In conclusion, the site is considered to be suitable, available and achievable. The site does not have planning permission for housing 
development and there is no known developer interest. Therefore development potential is likely to fall in years 6 -10 of the SHLAA 
timeframe.



Site Ref 050106 Site Address: Land at 34 Manor Road

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.01 Yield mid point: 32

Timeframe for coming available : Years 6-10 Final Yield: 32

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050107 Site Address: Land at Court Grange, Abbotskerswell

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 3.13 Yield mid point: 75

Site Description:
The site is a relatively large site located to the south of the village of Abbotskerswell. The site is wholly detached from the village 
envelope of Abbotskerswell.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  There are Greater Horseshoe and other Bat roosts nearby.  The site is a UWS  for its parkland trees.  It is within a Cirl 
Bunting wintering zone.  Ecological assessment of impact is needed plus appropriate suite of mitigation/ compensation measures.   
Standard "Extended Phase 1" and "Protected Species" surveys will also be needed.

There are several single specimen TPO trees and a few group TPOs.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

DCC Historic Environment Service: No anticipated archaeological impact.

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site is not in a Mineral Consultation Area.

Air Quality:
The site does not lie within an Air Quality Management Area.  However, it is likely that any residents will travel through Newton Abbot 
which does have a large Air Quality Management Area.  Consultation on possible effects/impacts required.

Access to Public Transport:
The nearest bus stop is located approximately just under 350m away.

Access to Services/Facilities:
Distance to the nearest primary school is approximately 650m away, the post office and local shops are between 400 and 700m 
away depending whether the public rights of way are used.  There is no health centre, secondary school or district centre in 
Abbotskerswell the nearest are in Newton Abbot.

Land Status:
The site is wholly greenfield

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report.



Site Ref 050107 Site Address: Land at Court Grange, Abbotskerswell

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 3.13 Yield mid point: 75

Source Protection Zone:
The site is not in a Source Protection Zone.

Open Space:
Development of this site will not result in the loss of any open space or recreation area.

Loss of Employment:

Development of this site will not result in the loss of any employment land.

Infrastructure Capacity:
Further infrastructure and utilities will be required.

Highway Access:
The roads to the site are unsuitable for additional traffic due to the available width and alignment.

Pedestrian/Cycle Links:
Many roads in the village are narrow and without paths, this may mean that provision of such would be difficult.

There is a public right of way to the south east of the site that leads to the village to the north and the countryside to the south.

Compatibility:
The site is set away from the rest of the built up area

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Suitable for small number.

Amenities and services on site but out of village.

Given setting yield will be approximately 20 units.

Best suited to low density units.

Conclusion:

Suitability testing has raised a number of issues relating to biodiversity and the presence of trees.  Furthermore the whole site is 
detached from the village envelope and is not compliant with current policy.  However, that alone should not preclude the site from 
being considered via SHLAA at this stage.

Submitted pro forma indicates that the site is immediately available for housing development.

The Panel discussed the site and felt that on balance it could be achievable but at a lower density.  

In conclusion, the site is considered suitable, available and achievable. 

The site has no planning permission and there is no known developer interest. Therefore development potential is likely for years 6 - 
10 of the SHLAA timeframe.



Site Ref 050107 Site Address: Land at Court Grange, Abbotskerswell

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 3.13 Yield mid point: 75

Timeframe for coming available : Years 6-10 Final Yield: 20

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050108 Site Address: Priory Lane, Abbotskerswell

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.24 Yield mid point: 10

Site Description:
The site is a small greenfield wedge shaped site located on the eastern periphery of the village of Abbotskerswell. The site forms part 
of a section of ribbon development that is detached from the built-up area of the village along Priory Road.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site lies in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  The site is within a cirl bunting breeding territory.  There is a Greater Horseshoe Bat roost very close by: the bats could well 
be feeding on the site or using its boundaries as flight paths.    Ecological assessment of impact is needed plus appropriate suite of 
mitigation/ compensation measures.   Standard "Extended Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

The site is not a Scheduled Ancient Monument (SAM).

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

The site is set away from the rest of the built up area

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
The site is approximately 600m walk from site to bus stop at Abbots Stores, Abbotskerswell  - Country Bus Service Number: 177 - 
hourly service to Sherborne Road, Newton Abbot.

Access to Services/Facilities:
 The nearest nursery/ primary/ community school is approximately 650m away, the nearest post office/shop is about 550m away.  
There is no health centre, secondary school or district centre in Abbotskerswell the nearest are in Newton Abbot

Land Status:
100% greenfield.

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report.



Site Ref 050108 Site Address: Priory Lane, Abbotskerswell

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.24 Yield mid point: 10

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of the site would not result in the loss of public open space and/ or recreational facilities.

Loss of Employment:

Development of the site would not result in the loss of employment land.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
The roads to the site are unsuitable for additional traffic due to the available width and alignment.

Pedestrian/Cycle Links:
A Public Right Of Way is located adjacent  to the eastern boundary of the site stretching northwards across an adjacent site 
(01.01.10).

Compatibility:
Some minor residential development to the west of the site, however, this itself is detached from the built-up area of the village. To 
the north, south and east of the site agricultural land is the predominant land-use.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

The Panel were of the opinion that this site would accommodate a maximum of 4 plots and would therefore fall below the threshold 
for the SHLAA.

Conclusion:

The site is not contiguous with the current settlement boundary and is not compliant with current policy.  However, it is considered 
that this alone should not preclude the site from being considered via SHLAA at this stage.  Suitability testing has also raised a 
concern that the site is some distance away from the village and its services.  consideration will also need to be given to the potential 
impact on Cirl Buntings.
  
Submitted pro forma indicates that the site is immediately available for housing development.

The panel discussed the site and were of the opinion that this site would accommodate a maximum of 4 plots and are the view that 
the site falls below the threshold for the SHLAA.

There are some concerns relating to the suitability of the site, notwithstanding these the site is available and achievable. The final 
yield has been limited to 4 to reflect the Panel's view on the site.

The site has no planning permission and there is no known developer interest. Therefore development potential is likely for years 6 - 
10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 4



Site Ref 050108 Site Address: Priory Lane, Abbotskerswell

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.24 Yield mid point: 10

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050201 Site Address: land at Forder Cross, Bishopsteignton

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 4.38 Yield mid point: 105

Site Description:
The site is a relatively large site situated between the A381 and the existing built up area of Bishopsteignton. The site is bounded by 
the A381 to the south, Forder Lane to the west , residential development to the north and open fields to the east. The current use of 
the site is for agricultural purposes (evidence of sheep farming).

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  There is a stream that runs through the site and issues arising 
from this will need to be considered.
SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: There is a large lesser horseshoe bat roost close by (European Protected Species).  The site is within a Cirl Bunting 
wintering zone.  Ecological assessment of impact is needed plus an appropriate full suite of mitigation/compensation measures.   
Standard "Extended Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The site is not in a Conservation Area but there is a listed Building to the north east.

DCC Historic Environment Service: Application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:
The site is located in an Area of Great Landscape Value and Coastal Preservation policy area. It is also situated in the Countryside 
area defined on the Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

The site occupies a prominent location on the southern periphery of the village of Bishopsteignton and is visible from the opposite 
side of the Teign estuary.

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
The site is approximately 300m walk  to the bus stop in Forder Lane, Newton Road, Bishopsteignton  - Stagecoach number 85A - 
30min service to Triangle, Wellington Street, Teignmouth.

Access to Services/Facilities:
The nearest nursery/ primary/ community school is approximately 800m away, the nearest post office/shop is approximately 1350m 
away and the nearest health centre is about 1250m away.  There is no secondary school or district centre in Bishopsteignton the 
nearest is located in Teignmouth.

Land Status:
100% Greenfield.



Site Ref 050201 Site Address: land at Forder Cross, Bishopsteignton

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 4.38 Yield mid point: 105

Constraints to Delivery:
Topography and visual impact may be an issue.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
Access would have to be off Forder Lane and could be in accordance with the Manual for Streets. Forder Lane would need to be 
widened to allow the development. Transport/infrastructure/TRO funding may be required through developer contributions. There is 
no pedestrian access towards Bishopsteignton Town and therefore pedestrians would be forced to walk in the road.

Pedestrian/Cycle Links:
Poor - Forder Lane is narrow and provides poor cycle and pedestrian access to the village centre.

Compatibility:
The northern boundary of the site adjoins existing residential development to the north, however, the site does form part of a series of 
fields that form a buffer zone between the A381 and this residential development. To the south of the site and the A381, the land use 
is primarily agricultural which stretches from the A381 to the Teign estuary.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel :

Some build issues but GDV should be able to generate value and be viable subject to 106.

May be some issues with flood risk resulting in reduced yield.

Conclusion:

Suitability testing has identified no significant constraints relating to this site.  The site does act as a buffer zone between the built 
extent of the village and the A381.  There is potentially some risk of localised flooding from the stream which runs across the site 
although the entirety of the site lies within Flood Zone 1.

Submitted pro forma indicates that the site is immediately available.

The Panel consider that the site is achievable, although there may be some build cost issues, flood risk may result in the need to 
reduce yields.

The site is considered suitable, available and achievable.



Site Ref 050201 Site Address: land at Forder Cross, Bishopsteignton

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 4.38 Yield mid point: 105

The site has no planning permission and there is no known developer interest. Therefore development potential is likely for years 6 - 
10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 105

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050211 Site Address: Land at Forder Lane (A)

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.27 Yield mid point: 41

Site Description:
The site is a small field with a footpath bounding the north and east and a watercourse the west. The boundaries to the field are 
predominantly hedges with a few interspersed trees.  There is low residential to the east and a couple of houses to the west, north is 
field and to the south is land and a drive to the bungalow sited to the east.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

A watercourse runs along the western boundary.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: There is a large lesser horseshoe bat roost close by (European Protected Species). The site is within a Cirl Bunting wintering 
zone.  Ecological assessment of impact is needed plus an appropriate full suite of mitigation/compensation measures.   Standard 
"Extended Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

DCC Historic Environment Service: Application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:
The site is located in an Area of Great Landscape Value and Coastal Preservation policy area. It is also situated in the Countryside 
area defined on the Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

The site is outside settlement limits but has a contiguous boundary to the east.

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
The bus stop at the Ring Of Bells (1100m away) serves Newton Abbot directly and Teignmouth via a change It is the country service 
184 and drops downs to Forder Lane where you change buses for Teignmouth.

The 85a serves Teignmouth from Forder Road (350m away)

There is no train station at Bishopsteignton.



Site Ref 050211 Site Address: Land at Forder Lane (A)

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.27 Yield mid point: 41

Access to Services/Facilities:
Nearest nursery/ primary/ community school  is approximately 750m away via a network of footpaths.  The nearest local centre/ post 
office is just under 850m away. The nearest health centre is approximately 1200m away, it might be closer if there is a network of 
footpaths that cut through the village.

The nearest secondary school and district centre is located in Teignmouth.

Land Status:
Greenfield.

Constraints to Delivery:
A disused Lime Kiln and quarry lie approximately 500m to the west of the site - possible land stability/ contamination issues within the 
vicinity of the site.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
The site does not have enough frontage with the public highway to allow enough visibility for a new access. Levels are also difficult. 
Forder Lane would need to be widened to allow the development. Transport/infrastructure/TRO funding may be required through 
developer contributions. There is no pedestrian access towards Bishopsteignton Town and therefore pedestrians would be forced to 
walk in the road.

Pedestrian/Cycle Links:
The pedestrian and cycle links are not ideal from this site to the village.  There is a footpath to the north and east of the site.

Compatibility:
The site lies adjacent to the western boundary of the built-up area of the village of Bishopsteignton. The site lies outside but adjoins 
the Village Envelope Boundary of Bishopsteignton. Land uses to the north, south and west are predominantly agricultural land uses. 
Land uses to the east are residential.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

NOTE: 2nd pro-forma also submitted (Clennon Developments)

The site is not immediately available.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :



Site Ref 050211 Site Address: Land at Forder Lane (A)

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.27 Yield mid point: 41

Comments of the Panel : 

Some build issues but GDV should be able to generate value and be viable subject to 106.

Subject to mitigation costs considered viable.

Conclusion:

No major issues have been identified through suitability testing, some compensation will be required due to impact on Cirl Buntings.

Two pro forma have been submitted in respect of this land, both point to it becoming available within the next five years.

The Panel reached consensus that the site is achievable, subject to some build issues and other mitigation costs.

In conclusion, the site is considered suitable, available and achievable.

The site has no planning permission and there is no known developer interest. Therefore development potential is likely in years 6 - 
10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 41

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050213 Site Address: Land adj to Wyevale Garden Centre

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.15 Yield mid point: 52

Site Description:
The site lies to the south of the A381 situated between the existing road and the railway line that links Newton Abbot to Teignmouth. 
The current use of the site is a staff car park for the adjacent garden centre and also used as a nursery for the Wyevale Garden 
Centre.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The southernmost extent of the site lies within Tidal Flood Zone 3.  Therefore sequential and exceptions tests as well as a Flood Risk 
Assessment will need to be carried out.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: Half is within a CWS (salt marsh, neutral grassland, pond). This section of the site should be discounted.  All the site is 
within a cirl bunting wintering zone. Ecological assessment of impact is needed plus an appropriate full suite of mitigation/ 
compensation measures.   Standard "Extended Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The site does not contain listed buildings and is not within or adjacent to a Conservation Area. 

DCC Historic Environment Service: Possible application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:
The site is located in an Area of Great Landscape Value and Coastal Preservation policy area. It is also situated in the Countryside 
area defined on the Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Development of the site would be highly visible in the open countryside on this part of the Teign Estuary.

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
The closest bus stop is situated near to the entrance.  Frequency of services -  the 184 operates between Teignmouth and Newton 
Abbot  seven times a day.

Access to Services/Facilities:
Bishopsteignton Primary School is less than 900m from this site.  Bishopsteignton Post Office is less than 1000m away on Fore 
Street.  Bishopsteignton Doctors Surgery is 500m away.  Teignmouth Community College is under 3000m away.  Teignmouth town 
centre is around 4000m from this site.

Land Status:
Greenfield.



Site Ref 050213 Site Address: Land adj to Wyevale Garden Centre

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.15 Yield mid point: 52

Constraints to Delivery:
None identified.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
The site can be accessed from the existing highway. Whether this would be in accordance with County or Manual for Streets 
standards is not clear at this stage.  Developer contributions may be able to overcome any potential problems.

Pedestrian/Cycle Links:
There is a paved footpath on the opposite side of Newton Road opposite the site entrance. There are no dedicated cycles links.

Compatibility:
Residential development of the site would extend into the open countryside beyond Newton Road which forms a natural barrier for 
the built form of Bishopsteignton. Land to the south of this road is primarily agricultural. Land to the north is predominantly residential 
development. The Wyevale Garden Centre is situated to the immediate west.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2008

Rural Exception Site:
No. Site promoter acknowledges there is potential for inclusion of affordable housing.

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

There is a small area of flood risk at the southern extent of the site. Development would probably be limited to the northern part of the 
site with existing trees also retained as part of public open space provision.

Conclusion:

The site is considered suitable given the apparent absence of significant policy, flooding or biodiversity issues. The land is located in 
a broad area of search where development may  contribute towards the creation of sustainable mixed communities. The site is also 
located in a CWS (salt marsh, neutral grassland, pond). 

The site available for development, but is not for sale or being marketed.

The Panel comment that a small area of flood risk affects the southern part of the site, limiting development to the northern area and 
allowing the retention of existing trees to be part of public open space.

In conclusion, the site is considered to be suitable, available and achievable. 

The site does not have planning permission for housing development and there is no known developer interest. Therefore 
development potential is likely to fall in years 6 -10 of the SHLAA timeframe.



Site Ref 050213 Site Address: Land adj to Wyevale Garden Centre

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.15 Yield mid point: 52

Timeframe for coming available : Years 6-10 Final Yield: 30

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050217 Site Address: Horns Park, Bishopsteignton

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.44 Yield mid point: 14

Site Description:
This Council owned site is located on the southern boundary of the village of Bishopsteignton. Its currently being used a public park .

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: There is a large lesser horseshoe bat roost close by (European Protected Species).  Ecological assessment of impact is 
needed plus an appropriate full suite of mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected Species" 
surveys will also be needed.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

The site is not a Scheduled Ancient Monument (SAM).

Landscape Character:
The site is not located within any defined landscape policy area.

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
Immediately to the south of the site is the bus stop in  Newton Road, Bishopsteignton  - Stagecoach number 85A - 30min service to 
Triangle, Wellington Street, Teignmouth.

Access to Services/Facilities:
Immediately to the south of the site is the nursery/ primary/ community school.  The nearest Local Centre/ Post Office is 
approximately 1000m away.  The nearest Health Centre is just over 700m.
 The nearest secondary school and district centre is Teignmouth.

Land Status:
100% greenfield.

Constraints to Delivery:
There are no known constraints to delivery.

Source Protection Zone:
The site does not lie within a Source Protection Zone.



Site Ref 050217 Site Address: Horns Park, Bishopsteignton

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.44 Yield mid point: 14

Open Space:
Development of the site would result in the loss of public open space or recreation facilities.  No replacement provision could be 
possible on, next to or near the site.

Loss of Employment:

Development of the site would not result in the loss of employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
The site can be accessed from the existing highway using Manual for Streets criteria. Transport/infrastructure/TRO funding may be 
required through developer contribution.

Pedestrian/Cycle Links:
A Public Right Of Way runs through the western part of the site, running from north to south.

There are good pedestrian and cycle links to the site.

Compatibility:
Surrounding land uses include a school to the north and residential development with varying degrees of densities to the south, west 
and east.

Site Availability:

Is the Site Immediately Available:
This is a council owned site which has been put forward to us by the property section.

Soonest Date Available: 01/04/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Achievable but loss of parking.

Achievable - 13 units.

The site was re-presented to the Panel as part of the 2009 SHLAA and considered to remain developable (a 100% affordable 
housing scheme has now been promoted through the submitted pro forma).

Conclusion:

No substantive issues have been identified through suitability testing, though there is the issues of loss of open space and parking 
that will need to be considered.

Whilst no pro forma was directly received, as the land is owned by the Council, following discussions with the Property Section a pro 
forma has been filled in retrospectively indicating its immediate availability.

In 2008 the Panel considered the site achievable although the loss of parking was a concern. In re-assessing the site in 2009, the 
Panel were made aware that the site is now being promoted solely as an affordable housing site. 

In conclusion, the site is considered to be suitable, available and achievable. The site does not have planning permission for housing 
development and there is no known developer interest. Therefore development potential is likely to fall in years 6 -10 of the SHLAA 
timeframe.



Site Ref 050217 Site Address: Horns Park, Bishopsteignton

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.44 Yield mid point: 14

Timeframe for coming available : Years 6-10 Final Yield: 14

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050402 Site Address: Land East of Teign Lawn, Chudleigh Knighton

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.83 Yield mid point: 59

Site Description:
The site is a large site located to the south of the village, it comprises of 2-3 fields with trees and hedge lined boundaries.  It is 
located immediately adjacent to the main A38 and noise may be an issue.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
1.15ha to the south east is located in Flood Zone 2 and Flood Zone 3, therefore exception and sequential tests would need to be 
adhered to.  

The rest of the site is located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

The River Teign is located near to the south eastern boundary.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  Bats from the nearby SAC at Chudleigh may use the area.  Otters use the adjacent River Teign and may use the tributary 
that runs through the site, which should therefore be retained, with buffer zones.  .Standard "Extended Phase 1" and "Protected 
Species" surveys will also be needed.

Built Environment:
The site is not in a Conservation Area. There is a Listed Building to the north west in close proximity.

DCC Historic Environment Service: Possible application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

The site is visible from the A38 and possibly from the riverside path.

Minerals Resources:
Most of the site does not lie within a Mineral Consultation Area but a small section (0.3ha) to the south west does. Consultation with 
the appropriate body may be required.

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
The nearest bus stop is just over 400m away.

There are a number of services that run regularly to Newton Abbot.



Site Ref 050402 Site Address: Land East of Teign Lawn, Chudleigh Knighton

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.83 Yield mid point: 59

Access to Services/Facilities:
The nearest primary school is just under 400m away.

The distance to the local centre/post office is just under 400m away.

There is no health centre or district centre in Chudleigh Knighton.  The nearest health centre is located in Chudleigh and the nearest 
district centre or superstore in located at Trago or Kingsteignton. 

There is no nearby secondary school, the nearest is located either in Ashburton or Kingsteignton.

Land Status:
The site is greenfield.

Constraints to Delivery:
Proximity to the A38 - noise could be an issue and relevant survey/mitigation maybe required.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities.  However, given the large size of this 
site and the open nature there will be a loss to open land.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
Access could be taken from Knights Mead using Manual for Streets criteria. Transport/infrastructure/TRO funding may be required 
through developer contributions.

Pedestrian/Cycle Links:
Pedestrian and cycle links could be provided.

Compatibility:
There is residential to the north east and north west, but the site is bounded to the south by the A38.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available.  The site is not currently for sale and being marketed through a 
land agent.  An option has been acquired on the site.

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Limited yield due to A38.

Noise may be an issue, there are better sites in CK.



Site Ref 050402 Site Address: Land East of Teign Lawn, Chudleigh Knighton

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.83 Yield mid point: 59

Proximity of A38 would result in reduced yield

Conclusion:

There are some wildlife issues, there are mature trees and hedgerows lining the site, any development will also have to have no 
negative impact on the adjacent River Teign (and associated SSSI).  Given the site's close proximity to the A38, its development 
could be visibly intrusive, noise and air pollution will also need to be considered.

Submitted pro forma indicates that the site is immediately available for housing development.

Panel consider this site to be achievable but allude to issues relating to the sites close proximity to the A38, a reduction in yield is 
proposed.

In conclusion, notwithstanding the above concerns, the site is considered suitable, available and achievable. 

The site has no planning permission and there is no known developer interest. Therefore development potential is likely for years 6 - 
10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 44

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050406 Site Address: Land at Buckingham Orchard, Chudleigh Knighton

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.49 Yield mid point: 60

Site Description:
The site is located to the east of the village to the south of the road.  It is outside settlement limits but adjacent to it on it's north side 
and virtually the west side.  It is located in an Area of Great Landscape Value.  It is a single field with a hedge boundary to the north, 
low/open boundaries to the park homes on the west and a hedge boundary to the south and east.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
Part of the site is located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

Part of the site is within Flood Zone 2 and 3, therefore sequential and exceptions tests as well as a Flood Risk Assessment will need 
to be carried out.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  Otter (European protected species) are known to use the adjacent river and bats may well use the river as a flight 
path/foraging area.   The river here is of SSSI quality for its invertebrates.  Pitt Farm UWS (orchard) adjacent to the north.  Ecological 
assessment of impact is needed plus appropriate suite of mitigation/compensation measures.   Standard "Extended Phase 1" and 
"Protected Species" surveys needed.

Built Environment:
The site is not in a Conservation Area, there is a Listed Building to the north east but this is set away from the site.

DCC Historic Environment Service: No anticipated archaeological impact.

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
The nearest bus stop is just under 400m away.

There is a number of services that run regularly to Newton Abbot and Chudleigh.

Access to Services/Facilities:
The nearest primary school is under 600m away.

The distance to the local centre/post office is just over 500m away.

There is no health centre or district centre in Chudleigh Knighton.  The nearest health centre is located in Chudleigh and the nearest 
district centre or superstore in located at Trago or Kingsteignton. 



Site Ref 050406 Site Address: Land at Buckingham Orchard, Chudleigh Knighton

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.49 Yield mid point: 60

There is no nearby secondary school, the nearest is located either in Ashburton or Kingsteignton.

Land Status:
100% greenfield.

Constraints to Delivery:
Topography.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
Development within the site is likely to require further infrastructure and the provision of utilities; it is considered that this could be 
addressed by developer contributions.

Highway Access:
The red line boundary makes access difficult. The caravan site has narrow roads which are unadopted. The site boundary with the 
B3193 is insufficient to form an access. Bellmarsh Lane has a public footpath order on it and therefore the road must be made safe 
for pedestrians and also made up to adoptable standard which would be difficult.

Highways Agency require Transport Assessment taking into account impact on A38.

Pedestrian/Cycle Links:
Pedestrian and cycle links could be provided.

Compatibility:
There is low density residential development to the north, park homes to the west and open countryside to the south and east.
The site is located to the east of the village to the south of the road.  It is outside settlement limits but adjacent to it on it's north side 
and virtually the west side.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available.  The site is not currently for sale and being marketed through a 
land agent.

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Achievability totally dependant upon access being acceptable.

Conclusion:

A part of the site lies within Flood Zone 3, in the absence of a detailed Level 2 SFRA it is not possible to ascertain whether any of this 
land lies within Flood Zone 3b: functional floodplain.  Improvements to access may be required, depending on the scale and nature of 
the development being proposed.



Site Ref 050406 Site Address: Land at Buckingham Orchard, Chudleigh Knighton

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.49 Yield mid point: 60

Submitted pro forma indicates that the site is immediately available.

The Panel consider site to be achievable (subject to acceptable access).

In conclusion, despite there being concerns about access, the site is considered to be suitable, available and achievable. 

The site has no planning permission and there is no known developer interest. Therefore development potential is likely for years 6 - 
10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 60

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050407 Site Address: Land to west of Chudleigh Knighton

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.17 Yield mid point: 37

Site Description:
The site consists of an area of land on the western edge of Chudleigh Knighton.   The land is agricultural and appears to be improved 
grassland with hedge boundaries some with trees in.

The site was discounted in error from the Teignbridge 2008 SHLAA.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09:  The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, yhe site is immediately adjacent to Chudleigh 
Knighton Heath SSSI. Heathland is very vulnerable to urban fringe pressures (e.g. recreation pressure, fires, cats).  Sufficient 
mitigation/ compensation must be provided.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: There is a grassland UWS adjacent to the east.
Standard "Extended Phase 1" and "Protected Species" surveys are needed.  An ecological assessment of impacts plus appropriate 
suite of mitigation/ compensation measures will be needed.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

DCC Historic Environment Service: No anticipated archaeological impact.

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
The nearest bus stop is just under 400m away.

There is a number of services that run regularly to Newton Abbot and Chudleigh.

Access to Services/Facilities:
The nearest primary school is less than 200m away.

The distance to the local centre/post office is just over 500m away.

There is no health centre or district centre in Chudleigh Knighton.  The nearest health centre is located in Chudleigh and the nearest 
district centre or superstore in located at Trago or Kingsteignton. 

There is no nearby secondary school, the nearest is located either in Ashburton or Kingsteignton.



Site Ref 050407 Site Address: Land to west of Chudleigh Knighton

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.17 Yield mid point: 37

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
Development within the site is likely to require further infrastructure and the provision of utilities; it is considered that this could be 
addressed by developer contributions.

Highway Access:
The site can be accessed from the existing highway. Whether this would be in accordance with County or Manual for Streets 
standards is not clear at this stage.  Developer contributions may be able to overcome any potential problems.

Pedestrian/Cycle Links:
Pedestrian and cycle links could be provided.

Compatibility:
The site adjoins existing residential areas, its development for housing is unlikely to result in any compatibility issues.

Site Availability:

Is the Site Immediately Available:
Southern-most part of the site: The site is immediately available according to submitted pro-forma.

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Panel view that the site was developable and that there were no significant issues relating to the site.

Conclusion:

The site was discounted in the Teignbridge 2008 SHLAA on biodiversity grounds. The site is located adjacent to Heathland SSSI, a 
highly vulnerable area. However, mitigating / compensation measures may overcome these initial concerns. 

A pro forma has been submitted for the southern part of the site, indicating that the site is immediately available.

The Panel comment that there are now no issues with the site and that a planning application could be submitted.

In conclusion, the site is considered to be suitable, available and achievable. 

Planning permission has been granted post 31/03/2009 for 21 dwellings (ref 09/02638/MAJ) therefore the timeframe for development 
can be brought forward to years 1-5

Timeframe for coming available : Years 1-5 Final Yield: 21



Site Ref 050407 Site Address: Land to west of Chudleigh Knighton

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.17 Yield mid point: 37

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050408 Site Address: Land at Toll Gate and Teignview

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.48 Yield mid point: 60

Site Description:
The site is broadly  rectangle in shape.  It is located in an Area of Great Landscape Value to the north west of the village outside but 
immediately adjoining the settlement limit on the east and south boundaries.  It lies opposite a row of detached cottages.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: Standard "Extended Phase 1" and "Protected Species" surveys needed.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

The site is not a Scheduled Ancient Monument (SAM)

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
The nearest bus stop is just over 200m away.

There are a number of services that run regularly to Newton Abbot and Chudleigh.

Access to Services/Facilities:
The nearest primary school is just over 400m away.

The distance to the local centre/post office is just over 300m away.

There is no health centre or district centre in Chudleigh Knighton.  The nearest health centre is located in Chudleigh and the nearest 
district centre or superstore in located at Trago or Kingsteignton. 

There is no nearby secondary school, the nearest is located either in Ashburton or Kingsteignton.

Land Status:
The site is greenfield.



Site Ref 050408 Site Address: Land at Toll Gate and Teignview

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.48 Yield mid point: 60

Constraints to Delivery:
Topography may be an issue.  It is unclear at this stage whether there are any further constraints to delivery other than those already 
highlighted in this report.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities.  However, given the large size of this 
site and the open nature there will be a loss to open land.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
Development within the site is likely to require further infrastructure and the provision of utilities; it is considered that this could be 
addressed by developer contributions.

Highway Access:
It would appear access is difficult as the lack of frontage with the road and the alignment of the main road means visibility could not 
be achieved. Speed readings would be needed to show which guidance is applicable. Either way significant hedgerow loss would be 
needed. The residential estate to the south west also has narrow roads which would make access inappropriate.

Highways Agency require Transport Assessment taking into account impact on A38.

Pedestrian/Cycle Links:
Pedestrian and cycle links could be provided.

Compatibility:
There is residential to the west and south, so further residential could potentially be considered.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available.  The site is not currently for sale and being marketed through a 
land agent.  An option has been acquired on the site.

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Good access available limit numbers relative to crest of hill.

Topography may necessitate reduced yield.

Conclusion:

No significant issues have been raised through suitability testing, topography of the site will need to be taken into account.  The site 
lies within an Area of Great Landscape Value.

Submitted pro forma indicates that the site is immediately available for housing development.

Panel consider the site to be achievable subject to yields reflecting the sites topography.

In conclusion, the site is considered suitable, available and achievable. The minimum yield has been taken to reflect the concerns of 



Site Ref 050408 Site Address: Land at Toll Gate and Teignview

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.48 Yield mid point: 60

the Panel.

The site has no planning permission and there is no known developer interest. Therefore development potential is likely for years 6 - 
10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 44

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050505 Site Address: Land south of Vancouver, Cockwood

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.21 Yield mid point: 53

Site Description:
The site is a medium sized greenfield site located on the southern periphery of the village of Cockwood. The site is bounded to the 
east by the main road to Dawlish (Dawlish Warren Road) and the main London to Penzance rail link.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

There is a section (0.3ha) to the eastern boundary that is located within Flood Zones 2 and 3.  As such sequential and exception test 
will be required if development is to be located in or near this area.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, he site is used as a high tide roost by wintering 
wildfowl and waders from the adjacent Exe Estuary SPA. 
A Habitat Regulations Appropriate Assessment will be needed.  This should take account of the cumulative 'in-combination' effect of 
other development at Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the SPA/SAC. Development will 
be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  The precautionary principle 
applies.    
The main impact would be loss of an important high tide roost area.  Possible water quality / surface water discharge issues.    A 
financial contribution will be needed to offset recreational impacts on the SAC/SPA if the site is developed for housing.

A single TPO exists in the north west corner of the site. A blanket TPO exists on the south east corner of the site.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  The Site is wholly within a cirl bunting breeding territory and an Unconfirmed Wildlife Site (bird interest).  Ecological 
assessment of impact needed plus appropriate suite of mitigation/ compensation measures.   Standard "Extended Phase 1" and 
"Protected Species" surveys will also be needed.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

DCC Historic Environment Service: No anticipated archaeological impact.

Landscape Character:
The site is located within an Area of Great Landscape Value and Coastal Preservation Area landscape policy area. It is also situated 
in the Countryside area defined on the Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Zone.

Air Quality:
Cockwood does not have an Air Quality Management Area in force, but development in the village could have implications for 
existing or future Air Quality Management Areas.

Access to Public Transport:
The site is approximately 350m away from the nearest bus stop, located near to the Anchor Inn on Harbour Way. This is the stop for 
the 85 (Exeter - Torbay) and 85a (Exeter - Newton Abbot) bus services.



Site Ref 050505 Site Address: Land south of Vancouver, Cockwood

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.21 Yield mid point: 53

The nearest train station is at either Dawlish Warren or Starcross.

Access to Services/Facilities:
Cockwood Primary School is approximately 600m away from the site.

The Nearest Local Centre and post office is in Starcross, over 1600m away.

The nearest health centre is the surgery on Church Street, Starcross is approximately 1400m away.

The Nearest secondary school to the site is Dawlish Community College, over 5,000m away.

The nearest district centre and supermarket is in Dawlish, over 5,000m away.

Land Status:
The site is all greenfield.

Constraints to Delivery:
There are no known constraints to delivery.

Source Protection Zone:
This site does not lie within a Source Protection Zone

Open Space:
Development of this site would not result in the loss of open space and recreation land.

Loss of Employment:

Development of this site would not result in the loss of an employment site.

There are no employment facilities locally and a site of this size, even with other land available in the village, would not generate 
sufficient population numbers to encourage new employment providers.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
There are adequate access opportunities into the site from the main Dawlish Warren Road including a visibility splay.

Pedestrian/Cycle Links:
There are intermittent footpaths along the road into the village, which end long before the causeway between Cockwood and the 
edge of the built up area of Starcross. There are no opportunities to rectify this situation through development of this site.

The Dawlish Warren road is part of the cycle network, although there are no dedicated cycle lanes to or from the site and no 
opportunity to provide such facilities.

The roads are relatively level and therefore conducive to walking and cycling.

Compatibility:
The site is adjacent to existing residential dwellings and is therefore compatible with surrounding uses. The site is very close to the 
main Penzance-Paddington railway line so any development would need to be properly sound-proofed.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:



Site Ref 050505 Site Address: Land south of Vancouver, Cockwood

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.21 Yield mid point: 53

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of 2008 SHLAA Panel : 

Would have viability issues with an exception site.

Not considered to be viable.

Comments of 2009 SHLAA Panel:

Following further discussion regarding habitats and highways agreed developable not solely as an exceptions site but with market 
housing.  Developable in years 6 to 10.

Conclusion:

Site is relatively remote, this is reflected in both the distance to services and facilities as well as access to footpaths and cycle links.  
Site is in close proximity to the main rail line and would need to be sound proofed accordingly.  In view of wildlife issues and close 
proximity to Exe Estuary SSSI/SPA/SAC/ Ramsar site compensation will be required.

Submitted pro forma indicates that the site is immediately available for housing development and the site is assessed as being 
suitable (subject to biodiversity issues).

Panel consensus is that the site may be achievable with market housing and is therefore included in the SHLAA review a 
'developable'.

Timeframe for coming available : Years 6-10 Final Yield: 30

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050601 Site Address: Cummings Cross, North of Coldeast

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.55 Yield mid point: 61

Site Description:
The site is located to the north of Coldeast and is surrounded on 3 sides by woodland which has been designated as a CWS.  There 
is development to the south but the road acts as a strong boundary with only a small amount of older development breaching the 
north side of the road.  The land gently slopes towards the trees to the north away from the road and is fairly level with a few 
undulating areas.  The site is well screened from the road with hedges.  On the opposite side of the road is a pub with a mix of 
residential.  The road acts as a definite distinction between development and open countryside.  Visibility could be achieved but 
would require some loss of the hedge.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  The site is surrounded on 3 sides by Great Plantation CWS (remnant heath, etc).  Dormice are present in the CWS and 
bats may be present too.  Ecological assessment of impact is needed plus appropriate suite of mitigation/compensation measures.   
Standard "Extended Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.
The main road does form an access road to DNP. 
The road acts as a strong barrier to development and this site would breach that barrier.  Therefore there would be an impact on the 
built environment and could set a precedent for further development to the north.

DCC Historic Environment Service: No anticipated archaeological impact.

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

The site is surrounded on 3 sides by mature woodland and on the fourth by development.  It is not especially prominent in the wider 
landscape but could be considered to be a significant breach of the existing development line of Old Liverton Road.  This could be a 
viewed as a precedent for further development on the north side of the road.

Minerals Resources:
The site is in a Minerals Consultation Area.  The site has not been worked and it is not clear whether pre-extraction is possible. 
Consultation with the appropriate body is required.
There is a note on the file to state that the owners have purchased the mineral rights but this would need verifying.  Even with the 
rights purchased there will still need to be assurances that there is no potential sterilisation of mineral resources.

Air Quality:
The site does not lie within an Air Quality Management Area.
It is considered at this stage that air quality is currently acceptable in the area and that development is unlikely to have a tangible 
degrading effect.



Site Ref 050601 Site Address: Cummings Cross, North of Coldeast

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.55 Yield mid point: 61

Access to Public Transport:
The site is located approximately 350m from the nearest bus stop.

Access to Services/Facilities:
The nearest primary school is Blackpool Primary which is located outside the village approximately 1200m away. 

The nearest post office is approximately 820m away. 

The nearest health centre is located in Bovey Tracey which is over 2000m away. 

The nearest district centre/superstore is located at Trago Mills.  It is believed that you can access Trago via the subway.  If this is the 
case the distance is approximately 920m. 

The nearest secondary schools are located in either Ashburton, Newton Abbot or Kingsteignton well over 2500m.  (There is a private 
girls school closer).

Land Status:
The site is Greenfield.

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report.

Source Protection Zone:
It appears from the Councils records that the site does not lie within a Source Protection Zone.

Open Space:
The site is Greenfield but development would not result in the loss of any designated open space or recreation.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development 
infrastructure requirements.

Highway Access:
An access could be achieved with significant hedge loss. This could be in accordance with The Manual for Streets. 
Transport/infrastructure/TRO funding may be required through developer contributions.

Pedestrian/Cycle Links:
Pedestrian and cycle links could be provided, however, this should be properly investigated as the standard/ nature of the road that 
runs to the south of the site is unclear if any future cycle/ pedestrian links would be possible.

There are no footpaths on that side of the road, therefore a crossing maybe required.

Compatibility:
Development of the site for residential uses would be compatible with existing and adjoining uses.  However, the northern side of the 
road has not as yet been developed and there is concern that a precedent may be set.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available.  The site is not currently for sale and being marketed through a 
land agent.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:



Site Ref 050601 Site Address: Cummings Cross, North of Coldeast

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.55 Yield mid point: 61

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Fulfils all criteria.

Conclusion:

The site is outside the settlement limits of Coldeast.  Currently there is no development to the north of the road, which acts as a 
distinct barrier.  Looking at the aerial photo, any limited and/or appropriate development may be better served to the south west. The 
site is surrounded on three sides by woodland which forms a County Wildlife Site, any development will have to have due regard to 
the sensitive setting of this site.  Site is not particularly accessible to services and facilities.

Submitted pro forma indicates site is likely to become available for development between April 2008 and March 2009.

The Panel have no concerns regarding the achievability of this site.

In conclusion, the site is considered suitable (although issues raised will need to be resolved), available and achievable.

The site has no planning permission and there is no know developer interest. Therefore development potential is likely for years 6 - 
10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 61

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050603 Site Address: land at Hartford Farm, Blackpool, Coldeast

Inset No: 12

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 3.78 Yield mid point: 91

Site Description:
This greenfield site lies to the southwest of Coldeast, adjacent to Blackpool Primary School.  The land is currently in agricultural and 
playing field uses.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  The watercourse is likely to serve as a wildlife corridor and may be used by bats as a flight path or foraging area.  Standard 
"Extended Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

The site is not a Scheduled Ancient Monument (SAM).

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site lies wholly within the Minerals Consultation Area.

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
The closest bus stop to the site lies on the southern fringe of Coldeast around 700m from the site.  Only an infrequent twice daily 
service between Newton Abbot and Haytor is available from here.

Access to Services/Facilities:
The site lies adjacent to Blackpool School.  The closest post office is in Liverton, over 1200m from the site.  The nearest health 
centre is located in Bovey Tracey which is over 2000m away.  The nearest district centre/superstore is located at Trago Mills.  The 
nearest secondary schools are located in either Ashburton, Newton Abbot or Kingsteignton well over 2500m.  (There is a private girls 
school closer).

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report.



Site Ref 050603 Site Address: land at Hartford Farm, Blackpool, Coldeast

Inset No: 12

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 3.78 Yield mid point: 91

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
The site includes the sports field of Blackpool School.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development 
infrastructure requirements.

Highway Access:
The site can be accessed from the existing highway. Whether this would be in accordance with County or Manual for Streets 
standards is not clear at this stage.  Developer contributions may be able to overcome any potential problems.

Pedestrian/Cycle Links:

Compatibility:
The site is quite separate from existing residential areas, however were further development to be desirable from a planning policy 
perspective there are no obvious compatibility issues arising from siting housing next to the school.

Site Availability:

Is the Site Immediately Available:
The submitted pro forma indicates that the site is available for development within the next five years.

Soonest Date Available: 01/04/2014

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Panel view was that the site was developable.  The watercourse and floodplain running through the site means that the site would 
need to be bridged to join the two parcels of land. With regards to highways the site would impact upon the A38 at Drumbridges.

Conclusion:

The site is considered suitable given the apparent absence of significant policy, flooding or biodiversity issues. The land does fall 
within a broad area of search for sites where future development may contribute towards the creation of sustainable mixed 
communities

The pro forma indicates that the site is available for development.

The Panel comment that the site is developable. Given that a watercourse and floodplain pass through the site, both parcels of land 
need to be bridged. Development has potential impact on the A38 at Drumbridges. 

In conclusion, the site is considered to be suitable, available and achievable. Given the need to bridge the two land parcels and the 
fact that there is no planning permission, development potential is likely to fall in years 11- 15 of the SHLAA timeframe.

Timeframe for coming available : Years 11-15 Final Yield: 91

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050701 Site Address: Land south of Woodland Road, Denbury

Inset No: 15

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.12 Yield mid point: 5

Site Description:
The site is part of the extensive garden of Gaia House which is a Grade II Listed Building. It is situated on the main road out of the 
village to the west (Woodland Road). The site is relatively flat with an abundance of mature trees which form part of an avenue down 
to Gaia House. The site is surrounded to the north, west and south east by housing.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located flood zone 1 with little or no risk of flooding.  A flood risk assessment would be required alongside any planning 
application which is submitted for this site to address surface water drainage.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: In a cirl wintering zone and close to a cirl breeding territory.  Standard "Extended Phase 1" and "Protected Species" surveys 
will also be needed.

Built Environment:
The site is not in a Conservation Area it is though north of a Grade II Listed building (Gaia House).

DCC Historic Environment Service: No anticipated archaeological impact.

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site is not within a Mineral Consultation Area.

Air Quality:
Site does not lie within an Air Quality Management Area.

Access to Public Transport:
The site is a 70m walk to the bus stop -  Country Bus number 176 - hourly service to Sherborne Road, Newton Abbot.

Access to Services/Facilities:
The nearest nursery/ primary/ community school is 70m away and the nearest Local Centre/ Post Office is 300m away.

There is no health centre, secondary school or district centre in Denbury the nearest would be located in Newton Abbot.

Land Status:
Greenfield.

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report

Source Protection Zone:
The site is not in a source protection zone.



Site Ref 050701 Site Address: Land south of Woodland Road, Denbury

Inset No: 15

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.12 Yield mid point: 5

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
It is likely that further infrastructure would be required.

Highway Access:
The site frontage is insufficient to allow sufficient visibility in accordance with The Manual for Streets. The roads to the site are narrow 
and poorly aligned. If development was permitted on this site a maximum of three dwellings would be possible under current highway 
adoption policy.

Pedestrian/Cycle Links:
Poor - no pavements within the vicinity of the site. The entrance to the site is on a blind corner to the west and Woodland Road is 
very narrow.

Compatibility:
Residential development exists adjacent to the site.

Site Availability:

Is the Site Immediately Available:
The site is not immediately available for development.

Soonest Date Available: 31/03/2012

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

The Panel has advised the site is achievable and it has potential to deliver 5 dwellings.

Conclusion:

The site is within a Cirl Bunting Wintering Zone and lies within close proximity to a Grade II Listed Building.  Suitability testing has 
identified no significant constraints which make the site unsuitable for housing development, though access will need to be 
considered.   Furthermore, access to services and facilities from the site is poor, the site is a significant distance from the closest 
health centre, secondary school and supermarket in-particular.

Site is considered available by virtue of returned pro forma which indicates that it is likely to become available for development 
between April 2011 - March 2012.

Panel consider that the site is achievable and can probably realise 5 units.

Site is suitable (subject to issues being resolved), available and achievable and has been included in the  SHLAA supply.

Timeframe for coming available : Years 6-10 Final Yield: 5

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050702 Site Address: Pear Tree Farm, Denbury

Inset No: 15

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.68 Yield mid point: 54

Site Description:
This site is located on the northern outskirts of Denbury. The site stretches between Heathfield Road and North Street, bordered to 
the north by a narrow lane. The site is a greenfield site in agricultural use (cattle).

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: Most of the site is within a cirl bunting breeding territories: the rest is in a cirl wintering zone.  Ecological assessment of 
impact is needed plus an appropriate full suite of mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected 
Species" surveys will also be needed.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

DCC Historic Environment Service: No anticipated archaeological impact.

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Site is bounded to the north by a Devon Hedge bank, to the west is bounded by hedgerows, to the south and east is bounded by a 
metal chain link fence. The land beyond Denbury Down Road. To the east and west, the site is surrounded by existing development.

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
Site does not lie within an Air Quality Management Area.

Access to Public Transport:
South of the site (Heathfield Road):
The site is a 200m walk from site to bus stop in Denbury School, West Street, Denbury  - Country Bus number 176 - hourly service to 
Sherborne Road, Newton Abbot.  The GIS shows more local stops closer to the site

Access to Services/Facilities:
The nearest nursery/ primary/ community school is approximately 200m away.  The nearest shop/Post Office is approximately 450m 
away.

There is no health centre, secondary school or District Centre/superstore in Denbury the nearest would be located in Newton Abbot.



Site Ref 050702 Site Address: Pear Tree Farm, Denbury

Inset No: 15

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.68 Yield mid point: 54

Land Status:
100% Greenfield.

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
The roads to the site are narrow and poorly aligned and the red line does not allow for improvements.

Pedestrian/Cycle Links:
Good pedestrian/ cycle links via Heathfield Road however, North Street is quite narrow and is a poor pedestrian/ cycle access to the 
village centre.

Compatibility:
Residential development exists adjacent to the site.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is not immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2012

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel :

Sensible extension to village.

More likely to be a low yield.

Probably only part of site would be developable - reduced yield.

Conclusion:

1.15ha of the north western part of the site lies within a 250m Cirl Bunting region. The remaining 0.54ha of the site lies within a Cirl 
Bunting 2km buffer region.  Mitigation and compensation would be required.  The site is essentially rural in character and is bounded 
in several directions by hedgerows and hedgebanks.  Access to services and facilities from the site is poor, the site is a significant 
distance from the closest secondary school and supermarket in-particular.

Submitted pro forma indicates that the site is likely to come available between April 2011 and March 2012.



Site Ref 050702 Site Address: Pear Tree Farm, Denbury

Inset No: 15

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.68 Yield mid point: 54

Panel consensus is that whilst the site is achievable, it may be necessary to reduce yields as potentially not all of the site will be 
developable.

Site is suitable (subject to issues being resolved), available and achievable and has been included in the SHLAA supply years 6-10.

Timeframe for coming available : Years 6-10 Final Yield: 54

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050704 Site Address: Denbury Glebe, Denbury Down Cross

Inset No: 15

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.67 Yield mid point: 21

Site Description:
The site lies at the western edge of the Village of Denbury. Its current use is of an agricultural nature (evidence of poultry on site). 
The site is bounded to all sides by traditional Devon banks and associated hedgerows. The site gently slopes towards Woodland 
Road.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located flood zone 1 with little or no risk of flooding.
Due to the nature of the land beyond the site to the south, runoff may pose a potential flooding problem during periods of prolonged 
and/or extensive periods of rain. SUDS will need to be incorporated.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: In a cirl wintering zone and close to a cirl breeding territory.  Standard "Extended Phase 1" and "Protected Species" surveys 
will also be needed.

Built Environment:
The site lies within the vicinity of a Listed Building - Gaia House.  The site is located within relative proximity of a Scheduled Ancient 
Monument (to the south of the site) as identified in the Adopted Teignbridge Local Plan.

The site is not a Scheduled Ancient Monument (SAM).

Higher density development would not be in keeping with the surrounding character as the residential properties fronting Woodland 
Road are detached bungalows and of a relatively low density.

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

The site is the first in a series of open fields that stretches up to hill above. The make up of the fields is of traditional hedgerows and 
Devon Banks. The development of the site would not be visible over a large distance as the site sits at the bottom of the valley and 
would be no higher that existing residential development situated on the opposite side of the road.

Minerals Resources:
The site is not within a mineral consultation area

Air Quality:
Site does not lie within an Air Quality Management Area.

Access to Public Transport:
The site is a 288m walk from site to bus stop in Denbury School, West Street, Denbury  - Country Bus number 176 - hourly service to 
Sherborne Road, Newton Abbot.
The site is a 5398m walk/bus trip to the nearest railway station (Newton Abbot).

Access to Services/Facilities:
Denbury School is within 400m of the site.  The closest post office is under 600m.  There are no health centre facilities closer than 
those in Newton Abbot, the same also applies to secondary schools and District Centre/supermarket shopping facilities.



Site Ref 050704 Site Address: Denbury Glebe, Denbury Down Cross

Inset No: 15

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.67 Yield mid point: 21

Land Status:
100% Greenfield

Constraints to Delivery:
Due to the nature of the land beyond the site to the south, runoff may pose a potential flooding problem during periods of prolonged 
and/or extensive periods of rain.
Highway access would only be possible onto Woodland Road from the north of the site.

Source Protection Zone:
The site is not in a source protection zone.

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
In terms of foul water drainage, water supply and other infrastructure, it could be assumed that development of the site would require 
services that lie within the vicinity of the site to be upgraded to cope with the additional demand. This would require further 
investigation.
Numerous drains/ sewers are located on the corner of Denbury Down Road and Woodland Road (6 inspection covers in total - usage 
unknown).

Highway Access:
Woodland Road provides good access to the site and allows for good visibility to both the east and west of the site. The lane to the 
west of the site currently provides access to the residential garages to the west of the site and would prove unsuitable in 
accommodating additional traffic from the site if the site were to be developed. Beyond the southern boundary of the site, this track is 
merely a dirt track used for agricultural purposes.

Pedestrian/Cycle Links:
Although Woodland Road opposite the site is wide and has footpaths, the road narrows to the east making the road hazardous for 
pedestrians and/or cyclists to access the centre of the village. The is little or no opportunity to provide pedestrian and/ or cycle 
access along Woodland Road to the east.

Compatibility:
The site is located on the end of the built up area of the village and adjacent to Bramble Down Nursing Home. Development of the 
site would constitute an intrusion into open countryside and the proposed densities proposed for the site would make it out of 
character with development on this south western edge of the village. Development of this density on this side of Woodland Road 
would not constitute infill or rounding off of the village Envelope of Denbury.

Site Availability:

Is the Site Immediately Available:
The submitted pro forma indicates that the site will become available for housing development between 2013 and 2018.

Soonest Date Available: 31/03/2018

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Panel view was that the site was developable but that yield should be reduced to reflect the density of the surrounding area.

Conclusion:



Site Ref 050704 Site Address: Denbury Glebe, Denbury Down Cross

Inset No: 15

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.67 Yield mid point: 21

The site is considered suitable given the absence of significant policy, flooding or biodiversity issues. The land falls within a broad 
area of search for sites, where future development may contribute towards the creation of sustainable mixed communities. Close 
proximity to a listed building means that a higher density development would not be in keeping with the surrounding character of the 
area. The site is located in a cirl wintering zone and close to a cirl breeding territory. 

The site is considered to be available between 2013 and 2018.

The Panel comment that the site has reasonable access and is developable, but the yield should be reduced to 18 to reflect the 
density of the surrounding area.

In conclusion, the site is considered to be suitable, available and achievable. 

The site is only available after 2018 and does not have planning permission for housing development. Therefore development 
potential is likely to fall in years 11 -15 of the SHLAA timeframe.

Timeframe for coming available : Years 11-15 Final Yield: 18

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050903 Site Address: Sentrys Farm, Exminster

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 5.34 Yield mid point: 128

Site Description:
This relatively large greenfield site lies to the south of the village centre.  The site is bordered by the A379 to the east and existing 
residential areas to the north.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
Around 1ha of the site (at it's eastern extent) lies within Flood Zone 3.  Sequential and exceptions tests may therefore be required to 
justify any development on this land.

The majority of the site is located in Flood Zone 1 with little or no risk of flooding.  SUDS will need to be incorporated and a Flood 
Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe Estuary SPA.  
A Habitat Regulations Appropriate Assessment will be needed.  This should take account of the cumulative 'in-combination' effect of 
other development at Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the SPA/SAC. Development will 
be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  The precautionary principle 
applies.    
Likely impacts are from disturbance to SPA birds using the adjacent Sentry's Farm CWS.  Water quality deterioration and surface 
water discharge are also issues.   A financial contribution will be needed to offset recreational impacts on the SAC/SPA if the site is 
developed for housing.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The Site is adjacent to Sentry's Farm County Wildlife Site (grazing marsh with bird & dragonfly interest).  The site is within a 
cirl bunting wintering zone and there are many badger records in the vicinity.   Ecological assessment of impact is needed plus 
appropriate suite of mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected Species" surveys will also be 
needed.

Built Environment:
The site is not in a Conservation Area but there are Listed Buildings in close proximity.

Landscape Character:
The site is partly located in a landscape policy area. It is also situated in the Countryside area defined on the Proposals Map for the 
adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
Development of this site is unlikely to have an impact on an existing Air Quality Management Area/s, however, residential 
development may impact on local air quality through traffic generation.  Further consultation may be required.

Access to Public Transport:
The closest bus stop is at the Royal Oak pub well within 400m of the site.  Regular services are available which link Exminster with 
Exeter and to the south west to Dawlish-Teignmouth-Newton Abbot.



Site Ref 050903 Site Address: Sentrys Farm, Exminster

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 5.34 Yield mid point: 128

Access to Services/Facilities:
The site is around 800m from Exminster Primary School.  Exminster Post Office is marginally over 600m from Sentry's Farm.  The 
Limes Doctors Surgery is around 800m from the site.  The nearest secondary schools are over 5000m from the site (Isca College of 
Media Arts and West Exe Technology College).   The Exe Vale Tescos Superstore is between 2000-4000m of the site.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
The site can be accessed from the existing highway. Whether this would be in accordance with County or Manual for Streets 
standards is not clear at this stage.  Developer contributions may be able to overcome any potential problems.

Pedestrian/Cycle Links:
Pedestrian and cycle links could be provided.

Compatibility:
Developing the site for housing is unlikely to raise any compatibility issues.

Site Availability:

Is the Site Immediately Available:
The submitted pro forma indicates that the site is subject to a developers option.

Soonest Date Available: 01/04/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Panel view was that the site was developable although there is likely to be an impact on strategic highways.  Flood risk issue along 
the A379 may affect access to the site.  As the site is subject to a developer option and as such can be included within the five year 
developable supply

Conclusion:

The site is considered suitable as there are no apparent significant policy, flooding or biodiversity issues. The site falls within a broad 
area of search where future development may contribute towards the creation of sustainable mixed communities. Approximately 
1hectare of the site lies within Flood Zone 3, but the majority of the land is not affected. The site is located in close proximity to the 
Dawlish Warren SAC and Exe Estuary SPA.

The site is available and subject to a developers option.



Site Ref 050903 Site Address: Sentrys Farm, Exminster

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 5.34 Yield mid point: 128

The Panel comment that the site is developable. There are potential impacts on traffic generation from a development on the A38/ 
M5.  Flood risk from along the A379 may affect access to the site.  Given the developer's option, the land can be included in  years 1 
to 5 of the SHLAA potential developable supply.

In conclusion, the site is considered to be suitable, available and achievable. 

Although the site does not have planning permission for housing development. However, since there is a known developer option on 
the land development potential is likely to fall in years 1 - 5 of the SHLAA timeframe.

Timeframe for coming available : Years 1-5 Final Yield: 128

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050905 Site Address: Days-Pottles Lane, Exminster

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.19 Yield mid point: 38

Site Description:
This greenfield site comprises of two parcels of land immediately to the east of the existing village envelope. The western portion has 
several trees near the southern boundary.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  SUDS will need to be incorporated and a Flood Risk Assessment.

Land immediately to the south skirting the site is located within Flood Zone 3.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, t.he site is close to Dawlish Warren SAC and Exe Estuary 
SPA.  An Assessment of Likely Significant Effect will be needed.  This should take account of the cumulative 'in-combination' effect 
of other development at Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the SPA/SAC. Development 
will be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  The precautionary 
principle applies.    
Likely impacts are from water quality deterioration and surface water discharge are also issues.    A financial contribution will be 
needed to offset recreational impacts on the SAC/SPA if the site is developed for housing.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  The site is within a cirl bunting wintering zone.   Ecological assessment of impact is needed plus appropriate suite of 
mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The site is not in a Conservation Area but there are Listed Buildings in close proximity.

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
Development of this site is unlikely to have an impact on an existing Air Quality Management Area/s, however, residential 
development may impact on local air quality through traffic generation.  Further consultation may be required.

Access to Public Transport:
The closest bus stop is within 400m of the site.  Regular services are available which link Exminster with Exeter and to the south 
west to Dawlish-Teignmouth-Newton Abbot.

Access to Services/Facilities:
The site is under 400m from Exminster Primary School.  The site is within 200m of Exminster Post Office and the village centre.  The 
Limes Doctors Surgery is under 400m from the site.  The nearest secondary schools are over 5000m from the site (Isca College of 
Media Arts and West Exe Technology College).   The Exe Vale Tescos Superstore is between 2000-4000m of the site.

Land Status:
The site is wholly greenfield.



Site Ref 050905 Site Address: Days-Pottles Lane, Exminster

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.19 Yield mid point: 38

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
The site can be accessed from the existing highway. Whether this would be in accordance with County or Manual for Streets 
standards is not clear at this stage.  Developer contributions may be able to overcome any potential problems.

Pedestrian/Cycle Links:
Pedestrian and cycle links could be provided.

Compatibility:
Developing the site for housing is unlikely to raise any compatibility issues.

Site Availability:

Is the Site Immediately Available:
The submitted pro forma indicates that the site will become available for housing development within the next five years.  The site is 
not currently for sale or subject to a developers option.

Soonest Date Available: 31/03/2014

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

It was considered that the easternmost parcel was developable but that insufficient access existed to serve the western parcel.

Conclusion:

The site is considered suitable as there are no apparent significant policy, flooding or biodiversity issues. The land falls within a broad 
area of search where future development may contribute towards the creation of sustainable mixed communities

The site is considered to be available, but is currently not for sale or subject to a developers option. 

The Panel comment that the most eastern land parcel is developable, but there is insufficient access to serve the western portion. 
The yield therefore needs to be adjusted accordingly. 

In conclusion, the site is considered to be suitable, available and achievable. 

The site does not have planning permission for housing development and there is no known developer interest. Therefore 
development potential is likely to fall in years 6 -10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 19



Site Ref 050905 Site Address: Days-Pottles Lane, Exminster

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.19 Yield mid point: 38

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050908 Site Address: Land west of Eager Way

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 5.43 Yield mid point: 130

Site Description:
A medium-sized greenfield site situated to the northwest of the village centre.  It is owned by the Devon Partnership NHS Trust and 
has previously been promoted along with site 05.09.09 through the LDF process for housing.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  
 An Assessment of Likely Significant Effect will be needed.  This should take account of the cumulative 'in-combination' effect of 
other development at Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the SPA/SAC. Development will 
be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  The precautionary principle 
applies.    
Likely impacts are from water quality deterioration and surface water discharge are also issues.    A financial contribution will be 
needed to offset recreational impacts on the SAC/SPA if the site is developed for housing.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site is within a Cirl Bunting CWS and within one or more Cirl Bunting breeding territories.  Development would destroy 
the Cirl Bunting's habitat here.  The Exminster Cirl Bunting population is key to the future recovery of the species, being its 
northernmost outpost and the area from which the species will spread into Exeter and East Devon.
Ecological assessment of impact is needed plus an appropriate full suite of mitigation/compensation measures.   Standard "Extended 
Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The site is not in a Conservation Area but Exminster Hospital is in relatively close proximity.

DCC Historic Environment Service: Application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
Development of this site is unlikely to have an impact on an existing Air Quality Management Area/s, however, residential 
development may impact on local air quality through traffic generation.  Further consultation may be required.

Access to Public Transport:
The site is around 400m from the closest bus stop.  Regular services are available which link Exminster with Exeter and to the south 
west to Dawlish-Teignmouth-Newton Abbot.



Site Ref 050908 Site Address: Land west of Eager Way

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 5.43 Yield mid point: 130

Access to Services/Facilities:
Exminster Primary School is marginally over 1000m from the site.  The closest post office (and village centre) is around 1000m from 
the site.  The Limes Doctors Surgery is around 1200m from Eager Way.  The nearest secondary school is Isca College, nearly 
5000m from the site.  The Exe Vale Tescos Superstore is between 2000-4000m of the site.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.  In order to provide 
access to the site, an amenity green space may need to be used for highway.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
The site could probably only be accessed through the creation of a new access point off the roundabout opposite the Hospital. 
Whether this would be in accordance with County or Manual for Streets standards is not clear at this stage.  Developer contributions 
may be able to overcome any potential problems.

Pedestrian/Cycle Links:
Pedestrian and cycle links could be provided.

Compatibility:
Developing the site for housing is unlikely to raise any compatibility issues.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is not currently available for development but that it will become available within the next 
five years.

Soonest Date Available: 31/03/2014

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Panel view was that the site was developable but as access will come from a ransom strip, the land should be phased in years 11-15.

Conclusion:

The site is considered suitable given the absence of significant policy, flooding or biodiversity issues.  The land does fall within a 
broad area of search where future development may contribute towards the creation of sustainable mixed communities. The land is 
located in a Cirl Bunting CWS and within one or more Cirl Bunting breeding territories. An ecological assessment of impact may be 
required to establish mitigating / compensation measures. 

The site is available and could come forward between April 2009 and March 2010.



Site Ref 050908 Site Address: Land west of Eager Way

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 5.43 Yield mid point: 130

The Panel comment that the site is developable, but access needs to come from a ransom strip. The land should therefore be 
phased for years 11 - 15. 

The site is considered to be suitable, available and achievable. Given the need to resolve access issues and the fact that there is no 
planning permission, development potential is likely to fall in years 11 - 15 of the SHLAA timeframe.

Timeframe for coming available : Years 11-15 Final Yield: 130

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050909 Site Address: West of Deepway Gardens

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 3.05 Yield mid point: 73

Site Description:
The site is situated at the western end of Exminster village and slopes fairly sharply from west to east.  This greenfield site is 
relatively rural in character (particularly at the southern end) and benefits from views of the Exe Estuary courtesy of its elevated 
location.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  
  An Assessment of Likely Significant Effect will be needed. This should take account of the cumulative 'in-combination' effect of 
other development at Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the SPA/SAC. Development will 
be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  The precautionary principle 
applies.    
Likely impacts are from water quality deterioration and surface water discharge are also issues.    A financial contribution will be 
needed to offset recreational impacts on the SAC/SPA if the site is developed for housing.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site is within a Cirl Bunting CWS and within one or more Cirl Bunting breeding territories.  Development would destroy 
the Cirl Bunting's habitat here.  The Exminster Cirl Bunting population is key to the future recovery of the species, being its 
northernmost outpost and the area from which the species will spread into Exeter and East Devon.
Ecological assessment of impact is needed plus an appropriate full suite of mitigation/compensation measures.   Standard "Extended 
Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

DCC Historic Environment Service: Application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
Development of this site is unlikely to have an impact on an existing Air Quality Management Area/s, however, residential 
development may impact on local air quality through traffic generation.  Further consultation may be required.

Access to Public Transport:
The site is around 1200m from the closest bus stop.  Regular services are available which link Exminster with Exeter and to the 
south west to Dawlish-Teignmouth-Newton Abbot.



Site Ref 050909 Site Address: West of Deepway Gardens

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 3.05 Yield mid point: 73

Access to Services/Facilities:
Exminster Primary School is marginally over 500m from the site.  The closest post office (and village centre) is marginally under 
500m from the site.  The Limes Doctors Surgery is around 800m from the site.  The nearest secondary school is Isca College, nearly 
5000m from the site.  The Exe Vale Tescos Superstore is between 2000-4000m of the site.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
The site can be accessed from the existing highway to the south, a north-south spine running through the site and joining with 
highway to the north would require the development of a third party's land. Whether access would be in accordance with County or 
Manual for Streets standards is not clear at this stage.  Developer contributions may be able to overcome any potential problems.

Pedestrian/Cycle Links:
Pedestrian and cycle links could be provided.

Compatibility:
Developing the site for housing is unlikely to raise any compatibility issues.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is not currently available for development but will become available in the next five years.

Soonest Date Available: 31/03/2014

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Panel view was that access would have to be provided through a third party's land and as such the site should be phased in years 11-
15.

Conclusion:

The site is considered suitable given the apparent absence of significant policy, flooding or biodiversity issues. The land does fall 
within a broad area of search where future development may contribute towards the creation of sustainable mixed communities. The 
land is also located close to the  Dawlish Warren SAC and Exe Estuary SPA.  An Assessment of Likely Significant Effect probably 
needs to be undertaken. Furthermore, the site is within a Cirl Bunting CWS and within one or more Cirl Bunting breeding territories.  
An ecological assessment of impact could establish appropriate mitigation / compensation measures. 

The proforma indicates that the site is available.



Site Ref 050909 Site Address: West of Deepway Gardens

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 3.05 Yield mid point: 73

The Panel comment that the site is developable, but access will come through a third party's land and therefore be phased for years 
11 - 15. 

The site is considered to be suitable, available and achievable. Given the need to resolve access issues and the fact that there is no 
planning permission, development potential is likely to fall in years 11 - 15 of the SHLAA timeframe.

Timeframe for coming available : Years 11-15 Final Yield: 73

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 050915 Site Address: Land at Exminster House, Exminster

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.56 Yield mid point: 50

Site Description:
The site is a relatively  medium sized greenfield site located on the northern periphery of the village of Exminster. A burial ground is 
located on the lower part of the site and a listed Lych Gate is found at the entrance.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.
SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  
 An Assessment of Likely Significant Effect will be needed.  This should take account of the cumulative 'in-combination' effect of 
other development at Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the SPA/SAC. Development will 
be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  The precautionary principle 
applies.    
Likely impacts are from water quality deterioration and surface water discharge are also issues.    A financial contribution will be 
needed to offset recreational impacts on the SAC/SPA if the site is developed for housing.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site is within a Cirl Bunting breeding territory.  Development would destroy the Cirl Bunting's habitat here.  The 
Exminster Cirl Bunting population is key to the future recovery of the species, being its northernmost outpost and the area from which 
the species will spread into Exeter and East Devon.
Ecological assessment of impact is needed plus an appropriate full suite of mitigation/compensation measures.   Standard "Extended 
Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The site is not in a Conservation Area but there are Listed Buildings in close proximity.

DCC Historic Environment Service:  The HES would recommend that any application for
development in this area was supported by an
appropriate archaeological assessment. The results of which would allow the HES to determine the nature and potential extent of 
archaeological deposits and formulate a response to any development in this area. N.B. This area contains a post-medieval burial 
ground.

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
Development of this site is unlikely to have an impact on an existing Air Quality Management Area/s, however, residential 
development may impact on local air quality through traffic generation.  Further consultation may be required.

Access to Public Transport:
The site is around 200m from the closest bus stop.  Regular services are available which link Exminster with Exeter and to the south 
west to Dawlish-Teignmouth-Newton Abbot.



Site Ref 050915 Site Address: Land at Exminster House, Exminster

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.56 Yield mid point: 50

Access to Services/Facilities:
Exminster Primary School is marginally over 1000m from the site.  The closest post office (and village centre) is around 1000m from 
the site.  The Limes Doctors Surgery is around 1200m from the site.  The nearest secondary school is Isca College, nearly 5000m 
from the site.  The Exe Vale Tescos Superstore is between 2000-4000m of the site.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
The site includes a burial ground within its curtilage.

Loss of Employment:

The site does not lie within a Source Protection Zone.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
The site can be accessed from the existing highway. Whether this would be in accordance with County or Manual for Streets 
standards is not clear at this stage.  Developer contributions may be able to overcome any potential problems.

Pedestrian/Cycle Links:
Pedestrian and cycle links could be provided.

Compatibility:
Developing the site for housing is unlikely to raise any compatibility issues.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Panel view was that access would have to be provided through a third party's land and as such the site should be phased in years 11-
15.  Yield should be reduced to reflect topography issues.

Conclusion:

The site is considered suitable given the likely absence of significant policy, flooding or biodiversity issues. The land falls within a 
broad area of search for sites, where future development may contribute towards the creation of sustainable mixed communities. The 
site is also located within a Cirl Bunting CWS and within one or more Cirl Bunting breeding territories. An ecological assessment may 
be required to establish mitigating measures. 

The site is considered available, but is not for sale and not being promoted by an agent. 



Site Ref 050915 Site Address: Land at Exminster House, Exminster

Inset No: 3

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.56 Yield mid point: 50

The Panel comment that site access would be available through a third party's land and as such the site should be phased in years 
11-15.  Yield should be reduced to reflect topography issues.

In conclusion, the site is considered suitable, available and achievable.

The site has no planning permission and access is possible through an adjoining site, delaying development of the land. Therefore 
development potential is likely in years 11 - 15 of the SHLAA timeframe.

Timeframe for coming available : Years 11-15 Final Yield: 25

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 051001 Site Address: Land West of the Hams

Inset No: 2

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.29 Yield mid point: 12

Site Description:
The land comprises of a vacant field with a few trees and hedgerows along the north western and north eastern boundaries.  The site 
is located immediately east of Ide's established settlement boundary.  The site has previously been promoted for inclusion within the 
settlement boundary through consultation on the Teignbridge LDF.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
0.18 of the site along the western boundary lies within Flood Zone 2 & 3 therefore sequential and exceptions tests will have to be 
carried out.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:   Standard "Extended Phase 1" and "Protected Species" surveys needed.

Built Environment:
0.13ha of the site to the south lies within a designated Conservation Area.  There are no listed buildings in close proximity.

DCC Historic Environment Service: Possible application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
The closest bus stop is within 400m but there is only one bus service serving the village.  The 360 bus which runs between Bridford 
and Exeter five times a day.

Access to Services/Facilities:
Ide Primary School is under 600m from the site.  Ide has a Post Office well within 800m of the site.  The closest doctors surgery is on 
Ide Lane (in Exeter) nearly 2000m from the site.  West Exe Technology College is marginally further than 1500m from the site.  The 
Alphington Road Sainsburys Supermarket is under 2000m from the site.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
There are no known constraints to delivery.

Source Protection Zone:
The site does not lie within a Source Protection Zone.



Site Ref 051001 Site Address: Land West of the Hams

Inset No: 2

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.29 Yield mid point: 12

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
No access from the highway to the site.

Pedestrian/Cycle Links:
There are no dedicated pedestrian or cycle links to the site and scope for only improving pedestrian links by providing a footpath 
along the length of the site.

Compatibility:
Developing the site for housing is unlikely to raise any compatibility issues.

Site Availability:

Is the Site Immediately Available:
Land opposite Pynes Farm - Pro-forma indicates that the site is not immediately available.

Soonest Date Available: 31/03/2013

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Difficult infrastructure issues that could make it undeliverable especially highways and access but with reduced 106 costs it is 
achievable.

Possible site for 20 -35 units.

If access can be achieved then approx 40% of site appropriate say max 40 units.

May be traffic issues with development of whole site in single phase.

Low yield.

Conclusion:

The site is considered suitable, although biodiversity and flood risk are concerns.  There are no biodiversity designations affecting the 
site but the site is within a 'barn owl square'.  The watercourse and associated trees/hedge, along the north west and north east 
boundaries, is an important wildlife feature and should be protected with a buffer zone.  There are also other wildlife and biodiversity 
issues relating to potential bat flight path and the potential presence of dormice.  Around half of the site also lies within a 
Conservation Area.  Furthermore, the site lies within Flood Zone 2 & 3 therefore sequential and exceptions tests will have to be 
carried out.

The site is considered available within the next five years.

The Panel comment that the site is achievable.  Some members of the Panel are concerned about providing highways infrastructure.  
Part of the site is likely to be subject to flood risk.  Consensus was reached that the site is achievable, but at a reduced level.

In conclusion, the site is considered suitable and available. Notwithstanding concerns about infrastructure and flood risk, the site is 



Site Ref 051001 Site Address: Land West of the Hams

Inset No: 2

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.29 Yield mid point: 12

achievable. The site has no planning permission and there is no known developer interest. Therefore potential delivery is likely in 
years 11 - 15 of the SHLAA timeframe.

Timeframe for coming available : Years 11-15 Final Yield: 12

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 051003 Site Address: Land opposite Pynes Farm, Ide

Inset No: 2

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.57 Yield mid point: 18

Site Description:
A small greenfield site to the south of the village centre.  The site has previously been promoted on behalf of the Church 
Commissioners for England through the LDF process for inclusion within the village envelope.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  The site is an orchard.  Traditional orchards are a UK BAP habitat.  Ecological assessment of impact is needed plus 
appropriate suite of mitigation/compensation measures. Standard "Extended Phase 1" and "Protected Species" surveys needed.

Built Environment:
The site is not in a conservation area and there are no listed buildings in close proximity.

DCC Historic Environment Service: No anticipated archaeological impact.

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
The closest bus stop is well within 400m at the car park but there is only one bus service serving the village.  The 360 bus which runs 
between Bridford and Exeter five times a day.

Access to Services/Facilities:
Ide Primary School is under 600m from the site.  Ide has a Post Office well within 800m of the site.  The closest doctors surgery is on 
Ide Lane (in Exeter) nearly 2000m from the site.  West Exe Technology College is marginally further than 1500m from the site.  The 
Alphington Road Sainsburys Supermarket is under 2000m from the site.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
There are no known constraints to delivery.

Source Protection Zone:
The site does not lie within a Source Protection Zone.



Site Ref 051003 Site Address: Land opposite Pynes Farm, Ide

Inset No: 2

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.57 Yield mid point: 18

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
No access from the highway to the site.

Pedestrian/Cycle Links:
Pedestrian and cycle links could be provided.

Compatibility:
Developing the site for housing is unlikely to raise any compatibility issues.

Site Availability:

Is the Site Immediately Available:
The site is available within the next five years.  The site is not currently for sale or subject to a developers option.

Soonest Date Available: 01/04/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Best suited to low density development.

No obvious constraints.

Conclusion:

Suitability testing has not raised any significant issues relating to this site although it is noted that the site is currently poorly served 
by public transport.  The site is also within an Area of Great Landscape Value.

Site is not immediately available but will be available within the next five years.

Panel consensus is that the site is achievable but suited for low density development.

In conclusion, the site is suitable, available and achievable.

The site has no planning permission and there is no developer interest. Therefore development potential is likely for years 6 - 10 of 
the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 18

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 051004 Site Address: Springwell Farm and Nursery, Ide

Inset No: 2

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 3.86 Yield mid point: 93

Site Description:
This large predominantly greenfield site lies to the east of the established village envelope of Ide.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  Standard "Extended Phase 1" and "Protected Species" surveys needed.

Built Environment:
The site is not in a conservation area, there is a listed building immediately to the west of the site.  Any proposal will need to take this 
into account and promote a sensitive scheme.

The site is not a Scheduled Ancient Monument (SAM).

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
The site does not lie within an AQMA although traffic generated by its development could have an impact on the Exeter AQMA

Access to Public Transport:
The closest bus stop is within 400m but there is only one bus service serving the village.  The 360 bus which runs between Bridford 
and Exeter five times a day.

Access to Services/Facilities:
Ide Primary School is less than 200m from the site.  The closest Post Office is under 400m away in the village.  The nearest doctors 
surgery is marginally under 1500m from the site on Ide Lane.  West Exe Community College is around 1100m from Springwell Farm.  
Similarly, the site is around 1100m from the Alphington Road Sainsburys store which is adjacent to West Exe.

Land Status:
The site is predominantly greenfield.

Constraints to Delivery:
There are no obvious constraints to the delivery of this site for housing.

Source Protection Zone:
The site does not lie within a Source Protection Zone.



Site Ref 051004 Site Address: Springwell Farm and Nursery, Ide

Inset No: 2

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 3.86 Yield mid point: 93

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
The site could be developed subject to infrastructure works such as footways to Ide and a right turn lane. The Transport Assessment 
may show a right turn lane is not needed. The access will be in accordance with the DMRB. 

Transport/infrastructure/TRO funding may be required through developer contributions.

Pedestrian/Cycle Links:
There is scope for pedestrian and cycle links to be provided to the village and beyond.

Compatibility:
Whilst largely separated from the existing built extent of the village, the development of the site for housing would raise no obvious 
compatibility issues.

Site Availability:

Is the Site Immediately Available:
Submitted pro forma indicates that the site is immediately available.  It is in the ownership of a developer.

Soonest Date Available: 01/04/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

The site was considered at a Panel meeting, it was felt that the site benefited from good access and was in an attractive location in 
close proximity to Exeter.  It was therefore considered that the site was achievable for housing development.

Conclusion:

No obvious concerns have been raised through suitability testing although it is recognised that the existing bus service is poor.  The 
site benefits from decent access to services and facilities both within the village and on the fringes of Exeter.  The site currently lies 
within the AGLV, if the Council were minded to allocate/grant planning consent it would have to consider whether or not the site still 
warranted this designation.

Submitted pro forma indicates that the site could be immediately available for housing development.

The Panel commented that the site was likely to be attractive to the market given its good access and close proximity to Exeter.  It 
was felt that the site was achievable for housing.

In conclusion, the site is considered suitable, available and achievable.

The site has no planning permission. Therefore development potential is likely for years 6 - 10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 93

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 051005 Site Address: Land to west of Ide

Inset No: 2

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 14.38 Yield mid point: 345

Site Description:
A large greenfield site to the north west of Ide.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  Barn owls and badgers are present in the vicinity: both are legally protected.  As this is a large area of farmland it is 
possible that it is of importance as a feeding area for the species.
Ecological assessment of impact is needed plus appropriate suite of mitigation/compensation measures.   Standard "Extended 
Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The site is not in a conservation area and there are no listed buildings in close proximity.

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:

Access to Public Transport:
The closest bus stop is within 400m but there is only one bus service serving the village.  The 360 bus which runs between Bridford 
and Exeter five times a day.

Access to Services/Facilities:
Ide Primary School is less than 200m from the site.  The closest Post Office is under 400m away in the village.  The nearest doctors 
surgery is between 1500-2000m on Ide Lane.  West Exe Community College is around 1500m from Springwell Farm.  Similarly, the 
site is around 1500m from the Alphington Road Sainsburys store which is adjacent to West Exe.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of existing or proposed open space and recreation facilities.



Site Ref 051005 Site Address: Land to west of Ide

Inset No: 2

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 14.38 Yield mid point: 345

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:

Highway Access:
Levels are likely to be a problem getting access to the highway. If this could be overcome an access could be possible. 
Transport/infrastructure/TRO funding may be required through developer contributions. A Transport Assessment will determine the 
access type.

Pedestrian/Cycle Links:
There is scope for pedestrian and cycle links to be provided to the village and beyond.

Compatibility:
Whilst largely separated from the existing built extent of the village, the development of the site for housing would raise no obvious 
compatibility issues.

Site Availability:

Is the Site Immediately Available:
Submitted pro forma indicates that the site is immediately available.  The site is in the ownership of a developer.

Soonest Date Available: 01/04/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

The site was considered at a Panel meeting, it was felt that the site benefited from good access, was relatively flat, and was in an 
attractive location in close proximity to Exeter.  It was therefore considered that the site was achievable for housing development.

Conclusion:

No obvious concerns have been raised through suitability testing although it is recognised that the existing bus service is poor.  The 
site benefits from decent access to services and facilities both within the village and on the fringes of Exeter.  The site currently lies 
within the AGLV, if the Council were minded to allocate/grant planning consent it would have to consider whether or not the site still 
warranted this designation.

Submitted pro forma indicates that the site could be immediately available for housing development.

The Panel commented that the site was likely to be attractive to the market given its good access and close proximity to Exeter.  It 
was felt that the site was achievable for housing.

In conclusion, the site is considered suitable, available and achievable. 

The site has no planning permission. Therefore development potential is likely for years 6 - 10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 345

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 051102 Site Address: Land at Foredown Road

Inset No: 19

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.07 Yield mid point: 50

Site Description:
This is a Greenfield site located to the north of the developed area of Ipplepen just off the main A381 Newton Abbot to Totnes Road. 
This parcel of land is sandwiched between Moor Lane and Foredown Road and forms one of a number of medium to large fields in a 
number of agricultural fields that stretch from the A381 to Dornafield Road in the east.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  SUDS will need to be incorporated and a Flood Risk Assessment.

There is a culvert/ stream towards the southern boundary of the site, however it was not possible to assess the size of this feature as 
access to this area of the site is difficult.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  Within a Cirl Bunting wintering zone: if the land is used as arable it may be important.  Bat roost nearby.  Ecological 
assessment of impact is needed plus appropriate suite of mitigation/compensation measures.   Standard "Extended Phase 1" and 
"Protected Species" surveys will also be needed.

Two trees are located within the site boundaries; one to the south of the site and the other to the centre of the site that currently have 
TPO designations on them.

The site is bounded to the north, west and east (partially) by hedgerows. Part of the site to the east (southern) is bounded by stone 
walling as is the southern boundary of the site.

The north of the site is bounded by numerous trees as is the western boundary.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

DCC Historic Environment Service: No anticipated archaeological impact.

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

The site consists of an open agricultural field. The north of the site hosts views across the village of Ipplepen , sloping down to the 
south to form a valley where land from the south slopes northwards from Foredown Road. The surrounding landscape to the north is 
predominantly open countryside with a holiday park located to the north east. To the east, the site is bounded by a large open field 
which infill the void between the site and the A381. To the west, the site again is bounded by open fields. To the south the site is 
bounded by Foredown Road which forms the barrier to the built-up area of Ipplepen. Development of the site would extend the built-
up area of Ipplepen well beyond the existing residential boundary of the village and would be totally out of keeping with surrounding 
land uses. Due to the dominance of the land to the north of the site, it would be difficult, if not impossible to mitigate against 
residential development of this area of the site as it would be highly visible from other areas of the village/ locality.

Minerals Resources:
The site does not lie within a Mineral Consultation Area.



Site Ref 051102 Site Address: Land at Foredown Road

Inset No: 19

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.07 Yield mid point: 50

Air Quality:
Site does not lie within an Air Quality Management Area.

Access to Public Transport:
The site is around 500m  from a bus stop at Wellington Inn, Fore Street, Ipplepen - Country Bus number 177 - hourly service to 
Market Street, Newton Abbot.

Access to Services/Facilities:
The closest Primary School is around 1100m from the site.  Ipplepen Post Office is around 800m away.  There is also a well stocked 
Co-op store in the village.  There is a health centre just over 1000m from the site.  Knowles Hill Secondary School is well over 5000m 
from Foredown Road.  The closest district centre/superstore is Newton Abbot and is around 5000m from the site.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
Topography - the site slopes towards the south from Moor Lane at quite a steep gradient and the site also slopes northward from 
Foredown Road, forming a valley through the southern part of the site. It was noted during the site visit that there may be a culvert/ 
stream towards the southern boundary of the site. This would require further investigation.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of the site would not result in the loss of public open space and/or recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
Telegraph poles run along the eastern boundary of the site. On the western boundary, electricity poles run the length of the site. A 
main electricity junction box/ transformer is located on the site to the south.

It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
Limited access to the site. Access to the existing highway network via Foredown Road could be difficult due to the nature of the site. 
Access off Moor Lane is possible but due to the nature of the road and possible seasonal increases in traffic from the A381 (due to 
the proximity of the site to the adjoining holiday park) access could be difficult.

Access to and from the site would only be possible from Moor Lane to the north and Foredown Road to the south as the site is 
sandwiched between agricultural land to the east and west. Access from the north of the site could be difficult as Moor Lane is 
predominantly a single track lane for most of its length, with periodic passing bays. Due to the proximity of the holiday park to the 
north, seasonal increases in traffic along Moor Lane from the A381 could severely affect access to and from the north of the site, 
however, further investigation/ assessment would be required to qualify this comment.

Pedestrian/Cycle Links:
Poor - Moor Lane to the north is a single track country lane with no cycle and/or pedestrian provision. Foredown Road to the South 
has limited pedestrian links to the existing village centre but are limited.

Compatibility:
The site is bounded to the east by an open field which in turn is bounded by the main Totnes Road which acts as a barrier to the built 
up area of Ipplepen. To the north, the site is bounded by Moor Lane, a holiday park and open countryside. The west of the site is 
bounded by open countryside but it should be noted that the adjacent site is also identified as a site for the SHLAA process. In 
relation the existing build-up area of Ipplepen which is located to the south of the site, the proposed site would not constitute rounding 
off or infill for the settlement of Ipplepen and would be an intrusion into open countryside.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2013



Site Ref 051102 Site Address: Land at Foredown Road

Inset No: 19

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 2.07 Yield mid point: 50

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

The Panel agreed that this site is achievable in years 1-5 but with a reduced yield of 37 due to the topography.

Conclusion:

Suitability testing raises no major issues which constrain the site.  There are some biodiversity considerations and accessing the site 
could be difficult.  In addition, its topography may prove to be a development constraint.

Submitted pro forma indicates that the site will become available for housing development towards the end of the first five year time 
band of the SHLAA.

Panel consider that this site is achievable but that minimum yields should be taken (probably to reflect access difficulties and 
topography issues).

Site is suitable, available and achievable and has been included in the SHLAA supply years 6-10 in-light-of information provided in 
pro-forma with regards to availability.  The minimum yield has been taken to reflect the concerns of the Panel.

Planning permission has been granted post 31/03/2009 for 34 dwellings (ref 09/03064/OUT) therefore the timeframe for development 
can be brought forward to years 1-5

Timeframe for coming available : Years 1-5 Final Yield: 34

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 051105 Site Address: Land at Dornafield Road, Ipplepen

Inset No: 19

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 7.97 Yield mid point: 191

Site Description:
The site is located to the north west of the village of Ipplepen and lies between the existing built up area of  Ipplepen and the open 
countryside to the north of the village. The north of the site is located on a ridge that overlooks the village to the south and slopes 
down towards the village at a relatively steep gradient. The site is split by Dornafield Road which runs from north to south through the 
site creating a large area of land to the east and a smaller parcel of land to the west. The site is currently 100% greenfield land.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  Within a Cirl Bunting wintering zone: as arable land it may be important.  Bat roost nearby.  Ecological assessment of 
impact is needed plus appropriate suite of mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected 
Species" surveys will also be needed.

0.05ha of the southern edge of the site lies within a blanket TPO area. In addition, a substantial number of the properties to the south 
of the site (located along Dornafield Drive East) have individual TPO designations within the curtilage of the existing residential 
properties.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

DCC Historic Environment Service: No anticipated archaeological impact.

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Site comprises an attractive landscape of fields, hedges and mature trees flanking the north side of the village and rising from it to 
the north. It provides a valuable landscape backdrop to the village.

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
Site does not lie within an Air Quality Management Area.

Access to Public Transport:
The closest bus stop to the site is under 400m away in East Street.   Country Bus number 177 provides an hourly service to Market 
Street, Newton Abbot.

Access to Services/Facilities:
The closest primary school is under 1000m from Dornafield Road.  The Post Office is marginally over 400m from the site.  There is 
also a well stocked Co-op store in the village
There is a health centre within 800m of Dornafield Road.  The nearest secondary school is Knowles Hill in Newton Abbot, well over 
5000m from the site.  The closest district centre/superstore is Newton Abbot and is around 5000m from the site.



Site Ref 051105 Site Address: Land at Dornafield Road, Ipplepen

Inset No: 19

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 7.97 Yield mid point: 191

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
The topography of the site will need to be considered - the western site consists of a medium to steep gradient sloping towards 
Dornafield Road from the west. The eastern site is more erratic,  sloping very steeply towards Dornafield Road on the western fringe. 
The centre of the site has a medium to steep gradient towards the southern border of the site. To the east of the site the gradient 
consists of a steep gradient towards the south east.

Source Protection Zone:
Site does not lie within a Source Protection Zone.

Open Space:
Development of the site would not result in the loss of public open space and/or recreation facilities - no proposal to lose public 
footpath to the north west of the site .

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
The eastern part of the site currently has four electricity poles running through the centre of the site from east to west. They enter the 
site approximately 60m to the south from where the public footpath starts on Dornafield Road and exits the site on the north eastern 
corner to the west of Greenacre house. On the western part of the site these electricity poles run across the southern part of the site.

An underground drain is located on the eastern site which runs parallel to Dornafield Road (approximately 25m in from the road). This 
drains an over ground stream to the northwest of the site (outside the site boundaries) which may possibly be linked to ponds to the 
north of Moor Lane but this would require further investigation. The depth and capacity of this drain would require further investigation 
in regard to potential flood risk, capacity and structure as the entrance to the underground drain (located on the site) consists of a 
well like structure made up of stacked rocks similar in style and character of dry stone walling.

A contribution towards downstream improvements would be required from this extensive site. Developer would be required to fund a 
study to assess the impact on existing land drainage systems to identify the improvement works - TDC Engineering Services.

This site currently drains via watercourses with known residential, commercial or highway flooding. There is inadequate capacity in 
the receiving watercourses to accommodate additional flows from the proposed development. In these circumstances either surface 
waters will need to be sewered to a point downstream of these inadequacies or the receiving watercourse will have to be improved to 
accommodate additional flows at the developers expense. In some circumstances surface water storage and attenuation mat be 
possible. Every effort should be made for the use of  SUDS - Environment Agency.

It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
Access will need to be formed from Dornafield Drive as other roads are unsuitable for access noting the width and alignment. 
Transport/infrastructure/TRO funding may be required through developer contributions. A Transport Assessment will determine the 
access type. The access can be in accordance with Manual for Streets.

Pedestrian/Cycle Links:
Little opportunity to create footpath links to remainder of  village.

Public right of way located within the vicinity of the north western boundary of the eastern apart of the site. This is linked to an 
existing public footpath running off Moor Lane.

Poor - Dornafield Road is narrow with high Devon banks enclosing the road with few areas for pedestrians/ cyclists to stand to allow 
vehicles to pass. The same could be said for Moor Lane.

Compatibility:
Development of the site would constitute a large intrusion into the open countryside surrounding the village of Ipplepen and could not 
be classed as infill or rounding off of the Village Envelope.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available.  The site is not currently for sale and being marketed through a 
land agent.



Site Ref 051105 Site Address: Land at Dornafield Road, Ipplepen

Inset No: 19

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 7.97 Yield mid point: 191

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel :

Major infrastructure investment off site required.

No obvious access. Trees and topography may affect yield.

Conclusion:

Suitability testing has identified that the site is within a Cirl Bunting wintering zone and a 'barn owl square'.  Compensation should be 
provided for loss of Cirl wintering habitat.  There are a number of aspects of the site including stonewalls which should be retained as 
wildlife features.  The site does not benefit from particularly good levels of access to services and facilities.  Sloping nature of the site 
and tree coverage will also have to be taken into account.

Site is immediately available for development according to returned pro forma.

Initially there was no consensus from the Panel that this site was achievable, however, the majority view was that the site is viable.  
Major infrastructure investment may be required particularly to provide appropriate means of access. Trees and topography may also 
affect yields.  Following further consideration at a Panel meeting it was felt that on balance, the site was achievable and that the 
issues alluded to above could probably be overcome.

In conclusion, the site is considered suitable, available and achievable. 

The site has no planning permission and there is no known developer interest. Therefore development potential is likely for years 6 - 
10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 191

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 051201 Site Address: Land at Lamacroft Farm, Kennford

Inset No: 5

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 4.74 Yield mid point: 114

Site Description:
The site is outside settlement limits but is adjacent to it. It is bordered by the main A38 just before Splatford Split to the west, low 
density residential to the south.  The main road through Kennford borders the east with a field to the north.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  Site is on the very outer edge of a Cirl Bunting wintering zone.  There are badger records on site and nearby.  Standard 
"Extended Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The site is not in a conservation area but there are a number of listed buildings in close proximity.

DCC Historic Environment Service: Possible application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
The nearest bus stop is less than 400m away.  There are 4 buses a day that serve Exeter, the first arriving well before 9.00am in the 
morning.  Travel to Newton Abbot would require a bus to Exeter then a train and would take about an hour.

Access to Services/Facilities:
The nearest primary school is less than 400m away.  
There is no local centre but the distance to the post office and stores  is less than 200m away.  The nearest health centres, district 
centres,  superstores or secondary schools, are located in Exeter which is over 5000m from Kennford..

Land Status:
The site is greenfield.

Constraints to Delivery:
Noise may be an issue due to the sites location in relation to surrounding uses.

Source Protection Zone:
The site does not lie within a Source Protection Zone.



Site Ref 051201 Site Address: Land at Lamacroft Farm, Kennford

Inset No: 5

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 4.74 Yield mid point: 114

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
An access could be achieved with significant hedge loss. This could be in accordance with The Manual for Streets. 
Transport/infrastructure/TRO funding may be required through developer contributions.

Pedestrian/Cycle Links:
Narrow roads may represent a problem for cycle links.

Compatibility:
Noise arising from the A38 is a potential issue and could work against residential compatibility

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available.  The site is not currently for sale and being marketed through a 
land agent.

Soonest Date Available: 31/03/2010

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Subject to noise a limited amount of units could be produced from this site.

Noise may be a big issue.

Reduced yield due to proximity of trunk road.

Yield will be reduced by buffer zone to A38 and proximity of listed buildings.

Conclusion:

Suitability testing has identified no significant issues, the site does however lie within an Area of Great Landscape Value.  Noise from 
the A38 will also have to be taken into account and mitigated against.

Submitted pro forma indicates that the site is likely to become available for housing development between April 2009 and March 
2010.

Panel consensus is that the site is achievable although noise issues may have to be overcome through reduced yields.

In conclusion, the site is considered suitable, available and achievable.

The site has no planning permission and there is no known developer interest. Therefore development potential is likely for years 6 - 
10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 84



Site Ref 051201 Site Address: Land at Lamacroft Farm, Kennford

Inset No: 5

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 4.74 Yield mid point: 114

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 051302 Site Address: Land off Higher Down, Kenton

Inset No: 5

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.05 Yield mid point: 34

Site Description:
The site is located outside of  the settlement boundary but is adjacent to it.  It comprises of a field and a section of another.  Access 
could be achieved. The boundaries to the fields are hedges. There is residential to the south east and a lane to the south west. To 
the north and east and beyond the road are fields.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located flood zone 1 with little or no risk of flooding.

SUDS will need to be incorporated

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  
  A Habitat Regulations Assessment of likely significant effect will be needed.  This should take account of the cumulative 'in-
combination' effect of other development at Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the 
SPA/SAC. Development will be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  
The precautionary principle applies.  
Likely impacts are from water quality deterioration and surface water discharge.    A financial contribution will be needed to offset 
recreational impacts on the SAC/SPA if the site is developed for housing.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: Within a cirl bunting wintering zone.   Ecological assessment of impact needed plus appropriate suite of 
mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The site is not in a conservation area and there are no listed buildings in close proximity.

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site is not in a Minerals Consultation Area

Air Quality:
The site is not in an AQMA

Access to Public Transport:
The nearest bus stop is approximately 350m away
They regularly go into Exeter. It is the  85/85a bus service.

There is no train station in Kenton.

Access to Services/Facilities:
The nearest primary school is just over 300m away

There  is no local centre but the distance to the post office and stores is less than 400m away.  There are also a couple of pubs, 2 
hairdressers and a restaurant.



Site Ref 051302 Site Address: Land off Higher Down, Kenton

Inset No: 5

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.05 Yield mid point: 34

The nearest health centres, district centres,  superstores or secondary schools, are located in Exeter.  There are other facilities 
located in Starcross and Exminster.

Land Status:
The site is greenfield

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report

Source Protection Zone:
The site is not in a source protection zone.

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities.  However, given the large size of this 
site and the open nature there will be a loss to open land.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
There is potential of an access but whether this would be in accordance with County or Manual for Streets standards is not clear at 
this stage.  Developer contributions may should be able to overcome any potential problems.

Pedestrian/Cycle Links:
There is potential to provide links.

Compatibility:
Developing the site for housing is unlikely to raise any compatibility issues.

Site Availability:

Is the Site Immediately Available:
The submitted pro forma indicates that the site will become available for housing development within the next five years.

Soonest Date Available: 31/03/2014

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Panel view was that the site may be accessible from the estate road but that some form of widening would be required.  
Development should be limited to the road-side only in view of access difficulties with a yield capped at 10 dwellings.

Conclusion:

The site is considered suitable given the apparent absence of significant policy, flooding or biodiversity issues. The land does falls 
within a broad area of search for sites, where development may contribute towards the creation of sustainable mixed communities. 
The site also falls within a cirl bunting wintering zone and is situated close to the Dawlish Warren SAC and Exe Estuary SPA. An 
ecological assessment may be required to establish possible mitigation/compensation measures.  

The site is considered to be available. 

The Panel comment that the site may be accessible from the existing estate road, but may need widening. Development should be 



Site Ref 051302 Site Address: Land off Higher Down, Kenton

Inset No: 5

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.05 Yield mid point: 34

limited to the road-side given access difficulties. Site yield should therefore be capped at 10 dwellings.

In conclusion, the site is considered to be suitable, available and achievable. 

Potential access issues, the lack of planning permission and the lack of a developer means that development potential is likely to fall 
in years 11 - 15 of the SHLAA timeframe.

Timeframe for coming available : Years 11-15 Final Yield: 10

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 051304 Site Address: Land at South Town, Kenton

Inset No: 5

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 4.36 Yield mid point: 105

Site Description:
The site is outside but adjacent to settlement limits.  It is currently in agricultural use and has a narrow stretch of trees and hedges to 
the western boundary.  The north boundary is a low lying hedge with house beyond to the north, to the south is also a hedge.  It is in 
close proximity to the historic parks and gardens of Powderham Castle.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located Flood Zone 1 with little or no risk of flooding.

SUDS will need to be incorporated.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  
 A Habitat Regulations Assessment of likely significant effect will be needed.  This should take account of the cumulative 'in-
combination' effect of other development at Dawlish, Dawlish Warren, Starcross, Exminster and other areas likely to affect the 
SPA/SAC. Development will be illegal unless any "Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  
The precautionary principle applies.  
Likely impacts are from water quality deterioration and surface water discharge.    A financial contribution will be needed to offset 
recreational impacts on the SAC/SPA if the site is developed for housing.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: Within a cirl bunting wintering zone.   Ecological assessment of impact needed plus appropriate suite of 
mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The site is not near a conservation area but is in close proximity to several listed buildings and the Historic Park and Garden of 
Powderham.

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site is not in a Minerals Consultation Area.

Air Quality:
The site is not in an AQMA.

Access to Public Transport:
The nearest bus stop is approximately 800m away if the stop is at the Triangle.  There is another along the main road that is within 
400m.

They regularly go into Exeter. It is the  85/85a bus service.

There is no train station in Kenton.



Site Ref 051304 Site Address: Land at South Town, Kenton

Inset No: 5

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 4.36 Yield mid point: 105

Access to Services/Facilities:
The nearest primary school is just over 900m away

There  is no local centre but the distance to the post office and stores is less than 750m away.  There are also a couple of pubs, 2 
hairdressers and a restaurant.

The nearest health centres, district centres,  superstores or secondary schools, are located in Exeter.  There are other facilities 
located in Starcross and Exminster.

Land Status:
The site is greenfield.

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report

Source Protection Zone:
The site is not within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of any open space or recreation area.

Loss of Employment:

Development of this site would not result in the loss of employment land.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
There are limited opportunities to provide access to this site without the use of third party land.  The A379 narrows around the point 
at which the site does abut the highway.  Whether access could be provided in accordance with County or Manual for Streets 
standards is not clear at this stage

Pedestrian/Cycle Links:
An existing footpath runs to the south of the site.

Compatibility:
The site adjoins (albeit fairly low density) housing development and the existing urban area to the northwest.

Site Availability:

Is the Site Immediately Available:
The submitted pro forma indicates that the site is immediately available for housing development.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Panel view was that access is possible from the estate but that another access point would be required and hence any development 
should be phased in years 11-15.

Conclusion:

The site is considered to be suitable given the apparent absence of significant policy, flooding or biodiversity issues. The land does 
falls within a broad area of search for sites, where development may contribute towards the creation of sustainable mixed 
communities. The site also falls within a cirl bunting wintering zone and is situated close to the Dawlish Warren SAC and Exe Estuary 



Site Ref 051304 Site Address: Land at South Town, Kenton

Inset No: 5

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 4.36 Yield mid point: 105

SPA.. An ecological assessment may be required to establish possible mitigation/compensation measures.  In addition, the land is 
located in close proximity to several listed buildings and the Historic Park and Garden of Powderham.

The site is considered to be available. 

The Panel comment  that access is possible from the estate, but an alternative would be required, shifting development to years 11-
15 of the SHLAA..

In conclusion, the site is considered to be suitable, available and achievable. 

The site is developable, but the need for a possible alternative access, the lack of planning permission and the lack of a developer 
means that development potential is likely to fall in years 11 - 15 of the SHLAA timeframe.

Timeframe for coming available : Years 11-15 Final Yield: 105

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 051305 Site Address: opposite Cobbe Cottage, East Town Lane

Inset No: 5

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.14 Yield mid point: 6

Site Description:
The site largely comprises of a vacant field, with two small sheds situated near the south western boundary. Hedgerows are located 
along the southern, northern and east boundaries.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe Estuary 
SPA.  
Appropriate Assessment may apply if the sites fall within the 'core zone' of the SPA and Dawlish Warren SAC.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
 The site is in a Cirl bunting 2km overwintering zone and in the Cirl Bunting Enhancement Zone.  Cirl bunting surveys might be 
anticipated to determine level of use. Mitigation would be replacement habitat provided and/or £ contribution to off-site conservation 
of Cirl buntings for land lost to development.
Hedgerows with mature trees around site boundaries - probably expecting a standard extended phase 1 survey, which would include 
a hedgerow assessment. Would ask for hedgerows to be retained and possibly enhanced and protected by buffer strips. If any 
sections of hedgerows are to be removed - these to be replaced. The 'Castle View' field has bat records for 2 species of bat. The 
phase 1 survey would make recommendations for any further bat surveys and mitigation required.

The 'Castle View' field is adjacent to a Strategic Nature Area (for coastal grazing marsh) and a small part of the site falls within the 
SNA - this may indicate that these parts of the site are within a flood zone. There may be a presumption of habitat 
retention/enhancement/replacement required for those areas of the SNA lost to development.

Built Environment:
The site is somewhat detached from the village Conservation Area, though Peacock Cottage a Listed Building at the east end of the 
lane whose setting is likely to be affected by new development of this site.

Landscape Character:
The site is located in an Area of Great Landscape Value policy area. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).
A small development on part of the field to the south adjoining East Town Lane would not have a significant adverse impact on the 
AGLV. The site is within a small pasture field with hedgerow boundaries following historic field boundaries, particularly substantial to 
the east. There is limited visibility from surrounding countryside and the Listed buildings and Registered Park to the east due to 
intervening hedgerows and trees. Hedgerows around the site and particularly to the east should be retained

Minerals Resources:
The site is not in a Minerals Consultation Area.

Air Quality:
Site does not lie within an Air Quality Management Area.

Access to Public Transport:
The nearest bus stop is approximately 400m away
They regularly go into Exeter. It is the 85/85a bus service.

There is no train station in Kenton.



Site Ref 051305 Site Address: opposite Cobbe Cottage, East Town Lane

Inset No: 5

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.14 Yield mid point: 6

Access to Services/Facilities:
he nearest primary school is less than 500m away

There is no local centre but the distance to the post office and stores  is less than 400m away.

The nearest health centres, district centres,  superstores or secondary schools, are located in Exeter.  There are other facilities 
located in Starcross and Exminster.

Land Status:
The site is predominantly greenfield.

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of the site would not result in the loss of any parks and gardens.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
East Town Lane is wide enough to accommodate some additional traffic. The road leading to the site is for the most part 4.8m in 
width coming from East Town Lane which is compliant with The Manual for Streets Guidance. Vehicle speeds could be low (15-
20mph). The wall fronting the site on the south east side prevents an access being formed with adequate visibility. Removal/setting 
back of this wall to form an access in the centre may be possible. Transport/infrastructure/TRO funding may be required through 
developer contributions.

Pedestrian/Cycle Links:
The site is not presently served by dedicated pedestrian / cycleway links.

Compatibility:
Several houses are located opposite the site in Slittercombe Lane. There are unlikely to be any significant compatibility issues by 
developing the site for housing.

Site Availability:

Is the Site Immediately Available:
The site is considered to be available for housing development.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Good infill site - potential yield of 6 dwellings.  Developable years 6 to 10.

Conclusion:

This site is assessed as suitable, available and achieveable and is included in the SHLAA as being potentially 'developable'.



Site Ref 051305 Site Address: opposite Cobbe Cottage, East Town Lane

Inset No: 5
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Timeframe for coming available : Years 6-10 Final Yield: 6

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 051401 Site Address: Land at Longmeadow Farm

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.78 Yield mid point: 25

Site Description:
The site is located off Coombe Road which runs to the north of the site. The identified site is part of a much larger piece of land 
which runs along the valley to the south of the site (approximately an additional 23.67ha) . The site lies on the western periphery of 
the village of Shaldon. The site is a greenfield site, moderate in scale. The site offers good highway access as part of the wider site is 
used as a camping and caravanning site during the summer months. It should be noted that whilst on site undertaking a site visit, the 
landowner did indicate that if necessary, other areas of the land could be utilised for residential development however this was not 
identified in the pro-forma. Planning history:
07/03216/OUT - Outline - dwelling (approval sought for means of access) - Refused.

IT SHOULD BE NOTED THAT SOME OF THE COMMENTS BELOW RELATE TO THE WHOLE OF THE SITE, INCLUDING THE 
ADDITIONAL 23.67HA OF LAND TO THE SOUTH.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site is within a cirl bunting wintering zone and close to two cirl breeding territories.  Ecological assessment of impact is 
needed plus an appropriate full suite of mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected Species" 
surveys will also be needed.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

THESE COMMENTS RELATE ALSO TO THE WIDER SITE AREA AS IDENTIFIED IN THE SITE DESCRIPTION ABOVE.

DCC Historic Environment Service: The HES would recommend that any application for development in this area was supported by 
an appropriate archaeological assessment. The results of which would allow the HES to determine the nature and potential extent of 
archaeological deposits and formulate a response to any development in this area.

Landscape Character:
The site is located in an Area of Great Landscape Value and Coastal Preservation policy area. It is also situated in the Countryside 
area defined on the Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

The site is bounded by hedgerows interspersed with small to medium sized trees. A mixture of hedgerows act as field dividers along 
with man made fences. The whole of the site is located in a valley, with the eastern and western boundaries of the site located on the 
ridgelines. The site hosts views across the Teign estuary.

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
Site does not lie within an Air Quality Management Area.
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Access to Public Transport:
The closest bus stop to the site is around 1300m from the site on Topcliffe Road/Ringmore Road, Shaldon.   Stagecoach number 85 
provides an hourly service to Teignmouth and beyond.

The site is just over 3000m from the nearest railway station (Teignmouth).

Access to Services/Facilities:
The closest primary school to the site is around 1300m from Longmeadow Farm.  Similarly, the closest Post Office and Doctors are 
around 1300-1400m from the site.  Nearest secondary schools are in Teignmouth, around 4000m away.  Teignmouth town centre is 
roughly 3000m from Longmeadow Farm.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
The topography of the site will need to be considered.

Source Protection Zone:
Site does not lie within a  Source Protection Zone.

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities.

Loss of Employment:

No loss of employment land.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
An access could be achieved using the existing access. This could be in accordance with The Manual for Streets. 
Transport/infrastructure/TRO funding may be required through developer contributions. There are no bus routes, footways or cycle 
facilities to and from the site.

Pedestrian/Cycle Links:
Poor - no footways (or sufficient width for them) on routes to village centre on  Coombe Road.

Compatibility:
Surrounding land uses to the west, south and vast majority of the east is agricultural/ open fields.  The northern edge of the site is 
adjacent to Devon Holiday Village which consists primarily of static caravans, tents and chalets for holiday purposes. The site adjoins 
the ribbon development which has occurred along Coombe Road.  Development of the site for housing is unlikely to raise any major 
compatibility issues.

Site Availability:

Is the Site Immediately Available:
Northern part of site - Submitted pro-forma indicates that the site is immediately available.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :
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Comments of the Panel : 

Unlikely to develop whole area but reduced number possible.

Achievable on this reduced scheme.

Achievable - 24 units.

Conclusion:

Suitability issues mostly relate to biodiversity and the need to provide compensatory and mitigation measures to make any potential 
development acceptable.  Any development of this site is also likely to have an impact on landscape character, careful design and 
sensitive planning will be required  (the site lies within an Area of Great Landscape Value).

Submitted pro forma indicates that the area shown on accompanying plans (0.77ha) is immediately available for housing 
development.

Panel consensus is that this site is achievable on the scale now proposed (the Panel were previously asked to consider a much 
larger area which had been identified by the landowner but which he was not seeking to promote for development at this time).

The site is considered suitable, available and achievable.

The site has no planning permission. Therefore development potential is likely for years 6 - 10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 25

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 051403 Site Address: South of Platway House, Torquay Road

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.59 Yield mid point: 51

Site Description:
The site is situated to the east of Platway Lane. The site currently hosts Platway House to the north with easy access from both 
Torquay Road and Platway Lane. The remainder of the site consists of agricultural land. The site hosts views across the Teign 
estuary to Teignmouth on the opposing bank.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  SUDS will need to be incorporated and a Flood Risk Assessment.

Danger of run-off from adjoining land to the south due to topography of the surrounding land during periods of prolonged and/or 
heavy rain.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site is within a cirl bunting wintering zone. Ecological assessment of impact is needed plus an appropriate full suite of 
mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected Species" surveys will also be needed.

Eight individual Tree Preservation Orders are located within the vicinity of the south and east of Platway House. Two mature trees 
are located on the agricultural section of the site. One is located adjacent to the access point to the upper part of the site from 
Platway Lane and is situated approximately 8m from the field gate. The second tree is located approximately 100m to the east from 
this gate and sits adjacent to an existing track/ ditch that runs from east to west across the centre of the site.

Built Environment:
A Listed Building (Fonthill) is located adjacent to the eastern boundary of the site  but is separated from the site by a narrow strip of 
open land.

DCC Historic Environment Service: Possible application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:
The site is located in an Area of Great Landscape Value and Coastal Preservation policy area. It is also situated in the Countryside 
area defined on the Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

The site hosts views across the Teign estuary to Teignmouth on the opposing bank. The predominant use of the site is for 
agricultural purposes, surrounding land uses to the south and east reflect these characteristics. The site dominates a prominent 
position on the slopes of the Teign estuary and is visible from the opposing bank.

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
Site does not lie within an Air Quality Management Area.

Access to Public Transport:
The site is under 400m from a bus stop at Topcliffe Road/Ringmore Road.  The Stagecoach number 85 provides an hourly service to 
Teignmouth and beyond.  

The site is under 3000m from Teignmouth Railway Station.



Site Ref 051403 Site Address: South of Platway House, Torquay Road

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.59 Yield mid point: 51

Access to Services/Facilities:
The site is less than 400m from a primary school, post office and a health centre.  The closest secondary school is in Teignmouth but 
is under 3000m from Platway House.  Site is around 2000m from Teignmouth town centre.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
The topography of the site will need to be considered - very steep banks to the south of Platway House, separating the adjoining 
fields and the curtilage of Platway House which is interspersed with tress with TPO designation.

Source Protection Zone:
Site does not lie within a Source Protection Zone.

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of employment land.

Infrastructure Capacity:
Inadequate capacity in receiving watercourses to accommodate flows from the proposed development (18 dwellings ) planning 
reference 992877501 - Environment Agency.

The site currently drains via watercourses with known residential, commercial or highway flooding. There is inadequate capacity in 
the receiving watercourses to accommodate additional flows the proposed development. In there circumstances either surface 
waters will need to be sewered to a point downstream of these inadequacies or the receiving watercourse will have to be improved to 
accommodate additional flows at the developers expense. In some circumstances surface water storage and attenuation may be 
possible. Every effort should be made to minimise surface water through the use of SUD's - Environment Agency.
Site requires connectivity and public surface water sewer in Ringmore Road subject to SWW confirmation of spare capacity - TDC 
Engineering Services (30/09/99).

Electricity poles are located towards the eastern boundary of the site. These run through the site in a south westerly direction. It 
should be noted that it is unclear as to whether or not these serve Platway House and may need to be upgraded should there be any 
future residential development of the site.

It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
There is no appropriate access from the highway to the site. Visibility splay would need to be created in accordance with The Manual 
for Streets. There is poor pedestrian/cycle access.

Pedestrian/Cycle Links:
Poor - no footways [or sufficient width for them] on routes to village centre.

Compatibility:
Surrounding land uses to the south and east are predominantly agricultural. The site adjoins the built-up area of Shaldon to the west 
and north.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development. The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:



Site Ref 051403 Site Address: South of Platway House, Torquay Road

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.59 Yield mid point: 51

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel :

Access may prove difficult but some numbers possible.

Achievable but highways may restrict numbers.

Access may cause issues.

Yield limited by access.

The site was re-presented to the Panel as part of the 2009 SHLAA and considered to remain developable, Panel consensus was that 
the site should be phased in years 11-15 so as to allow further opportunity for access issues to be overcome.

Conclusion:

Suitability testing indicates that whilst the site should not be discounted on biodiversity grounds, certain features should be retained. 
The site is highly visually prominent with views across the Teign Estuary to Teignmouth, it is very steep in places and topology will 
also need to be taken into account.  Vehicular and pedestrian/cycle access is currently poor.

Submitted pro forma indicates that the site is immediately available for housing development.

In the 2008 SHLAA, the Panel considered  the site achievable although it was noted that providing access may reduce yields. In the 
2009 SHLAA, the Panel re-assessed the site and are still of the view that the land is developable. The Panel are however of the view 
that the site should be phased in years 11-15, to allow further opportunity for access issues to be overcome.

The site is considered to be suitable, available and achievable. 

The site does not have planning permission for housing development and there is no known developer interest. Given the need to 
overcome access issues, development potential is likely to fall in years 11- 15 of the SHLAA timeframe.

Timeframe for coming available : Years 11-15 Final Yield: 38

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 051407 Site Address: Land nr St Nicholas' Church

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.95 Yield mid point: 30

Site Description:
The site in question lies beyond the existing main built-up area of Shaldon in an attractive part of the Teign Estuary. The site slopes 
gradually  northwards down towards the river Teign. High hedges and trees surround the site to the north and west with a scattering 
of small trees across the site itself. Planning history:
96/02722/REM - Details of dwelling and construction of improved access - Approval.
85/02774/OUT - Dwellings and temporary sewage plant and outfall pipe adj (appeal p.) - Refusal.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site is within a cirl bunting wintering zone. Ecological assessment of impact is needed plus an appropriate full suite of 
mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The area surrounding the site to the east is characterised by a designated Conservation Area. It should be noted that the site does 
not adjoin this Conservation Area.

DCC Historic Environment Service: Application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:
The site is located in an Area of Great Landscape Value and Coastal Preservation policy area. It is also situated in the Countryside 
area defined on the Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
Site does not lie within a Mineral Consultation Area.

Air Quality:
Site does not lie within an Air Quality Management Area.

Access to Public Transport:
The site is over 1000m from a bus stop at Topcliffe Road/Ringmore Road.  The Stagecoach number 85 provides an hourly service to 
Teignmouth and beyond.  

The site is just over 3000m from Teignmouth Railway Station.

Access to Services/Facilities:
The closest primary school; post office; and health centre are between 1000-1100m from the site.  The nearest secondary school is 
over 4000m away in Teignmouth.  The site is marginally under 3000m from Teignmouth town centre.

Land Status:
The site is wholly greenfield.



Site Ref 051407 Site Address: Land nr St Nicholas' Church

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.95 Yield mid point: 30

Constraints to Delivery:
There are no known constraints to delivery.

Source Protection Zone:
Site does not lie within a Source Protection Zone.

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
There is no access from the highway to the site. The access needs to be 4.8m plus 0.5m wide to allow shared use and a service 
strip. Visibility is unachievable onto the highway.

Pedestrian/Cycle Links:
Poor - no footways (or sufficient width for them) on routes to village centre.

Compatibility:
The site is bounded to the south by residential development that extends along Coombe Road, to the east by St Nicholas's Church 
and graveyard and to the west by Devon Valley Holiday Village (separated from the site by a private drive leading to the residential 
development to the south). There is limited residential development to the north of the site due to the sites proximity to the river Teign.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Some units possible from this site but limited by access.

Infrastructure investments too great.

Access may cause issues.

Yield low.

Conclusion:

The site lies within the Coastal Preservation Area and is also within an Area of Great Character Value.  Access to the site is poor, 
this was also alluded to in the Local Plan Inspectors Report.

Submitted pro forma indicates that the site is immediately available for housing development.

Initially there was no consensus from the Panel that this site is achievable although the majority considered this to be the case.  
Concerns principally relate to costs associated with providing the required infrastructure (access in-particular).  Following further 



Site Ref 051407 Site Address: Land nr St Nicholas' Church

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.95 Yield mid point: 30

consideration at a Panel meeting it was felt that on balance that the site was achievable subject to the minimum density being taken 
to reflect some of the difficulties alluded to above.

The site is considered suitable, available and achievable. The minimum yield has been taken to reflect the concerns of the Panel.

The site has no planning permission and there is no known developer interest. Therefore development potential is likely for years 6 - 
10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 22

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 051410 Site Address: Land at Lamberts Lane, Shaldon

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.30 Yield mid point: 12

Site Description:
The site is a small, predominantly flat site located in a valley to the southeast of Shaldon.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  SUDS will need to be incorporated and a Flood Risk Assessment.

A brook runs along the eastern boundary of the site. This may be prone to flooding at times of prolonged and/or heavy rain.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site is within a cirl bunting breeding territory.  Ecological assessment of impact is needed plus an appropriate full suite of 
mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
Within the vicinity of a Listed Building - Ringmore Farm.

DCC Historic Environment Service: No anticipated archaeological impact.

Landscape Character:
The site is not located within a landscape policy area. However, it is situated in the Countryside area defined on the Proposals Map 
for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
Site does not lie within a Mineral Consultation Area.

Air Quality:
Site does not lie within an Air Quality Management Area.

Access to Public Transport:
The site is a just under 1500m from the closest bus stop: Topcliffe Road/Ringmore Road.  Stagecoach number 85 provides an hourly 
service to Teignmouth and beyond.

The site is over 3000m from the nearest railway station (Teignmouth).

Access to Services/Facilities:
The closest primary school; post office; and health centre are between 1400-1500m from the site.  The nearest secondary school is 
over 4000m away in Teignmouth.  The site is over 3000m from Teignmouth town centre.

Land Status:
This is wholly greenfield.

Constraints to Delivery:
Possible periodic flooding - A brook runs along the eastern boundary of the site. This may be prone to flooding at times of prolonged 
and/or heavy rain - land to the south of the site extremely boggy with areas of standing water.



Site Ref 051410 Site Address: Land at Lamberts Lane, Shaldon

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.30 Yield mid point: 12

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities.

Loss of Employment:

Development of the site does not result in the loss of employment land.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
Reasonable - an existing access point is located on the northern boundary of the site. This hosts good visibility both to the left and 
the right of the site.

Waterworks Lane to the south of the site is a dirt track and is unsuitable for vehicular access. The lane is very boggy to the east 
where the site is predominantly flat. This could be an indication of poor drainage as there is a lot of standing water in this area. 
Waterworks Lane slopes gently to the west however, this area is still unsuitable for vehicles. There is evidence of horses travelling 
along the lane. There is an access point to Wilts End at the junction of Waterworks Lane and Higher Ringmore Road. It is unclear 
over the ownership of this part of the lane.

Owner has already submitted Planning Application.

Pedestrian/Cycle Links:
Poor - there are currently no footpaths/ cycleways along Lambert's Lane.

Compatibility:
The site is bounded to the north, east and west by residential development. Agricultural land is the predominant land use to the south.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Assuming sensible resolution of mitigation requirements.

Yield may cause congestion on the narrow highways leading to the site. Also possible flooding issues.

Low yield - 2 units only.

Conclusion:

The whole of the site lies within a Cirl Bunting breeding territory.  Compensation would be needed for the loss of the Cirl habitat.  
Hedgerows should be retained wherever possible.  The site does not benefit from good public transport links and is a significant 
distance away from the nearest bus stop. The existing network of footpaths and cycle paths is also poor.

Site is likely to become available for housing development between April 2008 and March 2009.

Panel consider that the site is achievable subject to resolution of mitigation measures and some concerns regarding highways and 



Site Ref 051410 Site Address: Land at Lamberts Lane, Shaldon

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.30 Yield mid point: 12

flooding.

In conclusion, the site is considered suitable, available and achievable. 

The site has no planning permission and there is no known developer interest. Therefore development potential is likely for years 6 - 
10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 9

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 051411 Site Address: 16 Platway Lane, Shaldon

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.11 Yield mid point: 36

Site Description:
The site is a medium sized site in a series of three sites that are located to the southwest of Shaldon. The site occupies a dominant 
location overlooking the Teign Estuary.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located Flood Zone 1 with little or no risk of flooding.  SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site is within a cirl bunting wintering zone. Ecological assessment of impact is needed plus an appropriate full suite of 
mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The site is not in a conservation area but is approximately 104m west of a Listed Building (Fonthill).  It is separated from the site by 
site 051403 and a narrow strip of open land.
Residential development to the west consists of low density bungalows.

DCC Historic Environment Service: Possible application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:
The site is located in an Area of Great Landscape Value and Coastal Preservation policy area. It is also situated in the Countryside 
area defined on the Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Area

Air Quality:
Site does not lie within an Air Quality Management Area.

Access to Public Transport:
The site is a just over 800m from the closest bus stop: Topcliffe Road/Ringmore Road.  Stagecoach number 85 provides an hourly 
service to Teignmouth and beyond.

The site is over 2000m from the nearest railway station (Teignmouth).

Access to Services/Facilities:
The closest primary school; post office; and health centre are all under 1000m from the site.  The nearest secondary school is under 
3000m away in Teignmouth.  The site is under 3000m from Teignmouth town centre.

Land Status:
Over 90% of the site represents greenfield land (predominantly to the east and south of the site).

Constraints to Delivery:
There are no known constraints to delivery.



Site Ref 051411 Site Address: 16 Platway Lane, Shaldon

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.11 Yield mid point: 36

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of any employment provision..

Infrastructure Capacity:
It should be noted that it is unclear as to whether or not these may need to be upgraded should there be any future residential 
development of the site.

Highway Access:
There is no appropriate access from the highway to the site. Visibility splay would need to be created in accordance with The Manual 
for Streets. There is poor pedestrian/cycle access.

Pedestrian/Cycle Links:
There are reasonable pedestrian links from Platway Lane to the rest of the village.

Compatibility:
Site could not be deemed to be infill development within the settlement of Shaldon. The surrounding land uses to the north, east and 
south of the site are predominantly open countryside. To the west of the site, the site is adjoined to the built-up area of Shaldon. 
However, should the two adjoining sites come forward for development, this site could be deemed suitable as part of a larger urban 
extension to the village.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is available within the next five years.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 01/04/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Infrastructure investments too great.

Yields, access and highways issues; possibly join up with 05.14.03 for access. Land is designated as Area of Great Landscape 
Value, Open Countryside and Coastal Preservation Area.

Low yield.

Conclusion:

The whole of the site lies within a  Cirl Bunting breeding territory.  Compensation would be needed for the loss of the Cirl habitat.  The 
site lies within the Coastal Preservation Area and is also within an Area of Great Character Value.  There are likely to be some issues 
relating to providing appropriate access to the site.

Submitted pro forma indicates that whilst the site is not immediately available it is likely to become available within the next five years.

Initially there was no consensus from the Panel regarding the achievability of this site, concerns were largely related to providing 
adequate highways access although it is pointed out that this could be potentially overcome by considering the site alongside 
051403.  Some concern is also expressed that the site is within the AGLV and CPA.  Following further consideration at a Panel 
meeting it was felt that due to access constraints, the site should not be included in the first 15 years of SHLAA supply.



Site Ref 051411 Site Address: 16 Platway Lane, Shaldon

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 1.11 Yield mid point: 36

Site is suitable and available, in-light-of some achievability issues relating to access, the site has not been included in the first 15 
years of SHLAA supply.

Timeframe for coming available : Year 15+ Final Yield: 36

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.



Based upon Ordnance Survey Material with Permission of Ordnance Survey on behalf of the controller of Her Majesty's stationary Office (C) Crown
Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings. Teignbridge District Council 100024292

Strategic Housing Land Availability Assessment
Review 2009 (March 2010)

SHLAA Site Reference:

Site Address:

Parish:

0 20 4010 Meters

Area of Site (ha):

05.14.15

Land off Commons Lane

Shaldon

0.47

DEVELOPABLE

Teignbridge Local Development Framework

05.14.15



Site Ref 051415 Site Address: Land off Commons Lane

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.47 Yield mid point: 15

Site Description:
The site is a small to medium sized site which makes up a series of progressively larger sites extending south-westwards from the 
centre of the village of Shaldon. The current use of the site is for the storage of small quantities of building materials and vehicles, 
however, the majority of the site is unkept pasture.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The site is within a Cirl Bunting wintering zone.  Ecological assessment of impact is needed plus an appropriate full suite of 
mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
Surrounding uses to the north, east and south are predominantly agricultural. The existing residential development to the west of the 
site comprises of low density bungalows, development of the site at the proposed density could be regarded as out of keeping with 
the existing densities and character of the area.

DCC Historic Environment Service: Possible application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:
The site is located in an Area of Great Landscape Value and Coastal Preservation policy area. It is also situated in the Countryside 
area defined on the Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

The site is located at the top of a ridge overlooking the Teign Estuary to the north. The site is bounded by overgrown hedgerows and 
banks and is screened by interspersed trees along the boundaries.

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
The site does not lie within an Air Quality Management Area.

Access to Public Transport:
The site is under 1000m from the closest bus stop: Topcliffe Road/Ringmore Road.  Stagecoach number 85 provides an hourly 
service to Teignmouth and beyond.

The site is just under 3000m from the nearest railway station (Teignmouth).

Access to Services/Facilities:
The Commons Lane site is under 1000m from the closest primary school, it is also within 1000m of the nearest post office, as well as 
a health centre.  The nearest secondary school is over 3000m away in Teignmouth.  The site lies within 3000m of Teignmouth town 
centre.



Site Ref 051415 Site Address: Land off Commons Lane

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.47 Yield mid point: 15

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
Topography - the site is flat towards the southern boundary, however, has a medium to step gradient towards the north.
Land stability/contamination may be an issue due to previous uses however, it was impossible to gain access to the site to confirm 
this point. Further investigation into this may be required if a proper assessment were to be made.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of the site would not result in any loss of public open space or recreation facilities.

Loss of Employment:

Development of the site would not result in the loss of any employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
The roads to the site are narrow and poorly aligned. Access may be achieved using Manual for Streets criteria. There is poor 
pedestrian/cycle access.

Pedestrian/Cycle Links:
Poor - Commons Lane is narrow and there is little or no room for the provision of pedestrian/ cycle access from the site to the village 
centre. Better access to the site could be gained if the site were to be developed in conjunction with the adjacent site (05.14.11).

Compatibility:
Land-uses to the north, south, east and west comprise predominantly of agricultural use, however, the site does adjoin the built-up 
area of Shaldon on its south-west border.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available for development.  The site is not currently for sale and being 
marketed through a land agent.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

No access.

Issues on Yields, access is off single country lanes. Land is designated as Area of Great Landscape Value, Open Countryside and 
Coastal Preservation Area.

Access issues.

Conclusion:

The whole of the site lies within a Cirl Bunting breeding territory.  Compensation would be needed for the loss of the Cirl habitat.  
Features like the hedgerows should be maintained where possible.  The site lies within the Coastal Preservation Area and is also 



Site Ref 051415 Site Address: Land off Commons Lane

Inset No: 14

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.47 Yield mid point: 15

within an Area of Great Landscape Value.  There are likely to be some issues relating to providing appropriate access to the site.

Submitted pro forma indicates that whilst the site is not immediately available it is likely to become available within the next five years.

Initially there was no consensus from the Panel regarding the achievability of this site, concerns were largely related to providing 
adequate highways access.  Some concern is also expressed that the site is within the AGLV and CPA.  Following further 
consideration at a Panel meeting it was felt that due to access constraints, the site should not be included in the first 15 years of 
SHLAA supply.

In conclusion, the site is considered suitable and available. In-light-of some achievability issues relating to access, the site has not 
been included in the first 15 years of SHLAA supply.

Timeframe for coming available : Year 15+ Final Yield: 15

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 051501 Site Address: South of Easter Hill Lane, Starcross

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 9.65 Yield mid point: 232

Site Description:
A large greenfield site which is quite separate from the existing built extent of the village of Starcross.  The site lies roughly halfway 
between Starcross and Cockwood.  A pro forma was submitted on the site for the 2008 SHLAA but was received late and as such 
has only just been assessed.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
0.28ha are within Flood Zone 3, but the rest of the site is not within a high flood risk area. The site drains to a watercourse with well 
known residential, commercial or highway flooding. Disposal of surface water should be dealt with on site through using SUDS.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  
  A Habitat Regulations   Appropriate Assessment will be needed.  Development will be illegal unless any "Likely Significant Effect, 
alone or in-combination," is fully mitigated/ compensated. The precautionary principle applies. Development will be illegal unless any 
"Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  The precautionary principle applies.    
The most likely impact is from disturbance to SPA birds using the Starcross Golf Course CWS.  Water quality and surface water 
discharge are issues.    A financial contribution will be needed to offset recreational impacts on the SAC/SPA if the site is developed 
for housing.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May  09: The Site adjoins the Starcross Golf Course County Wildlife Site  [special interest = high tide roost for SPA birds].  Within a 
cirl bunting wintering zone.  Ecological assessment of impact needed plus appropriate suite of mitigation/compensation measures.   
Standard "Extended Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The boundary of the Cockwood conservation area abuts the southern edge of this site. There are also two listed buildings bounding 
the site and two others in close proximity, all within the Conservation Area.

There may be an impact on the setting of the listed buildings and conservation area when viewed from the south of the site, mainly 
in  Cockwood. However, sensitive design and landscaping could avoid any adverse impact.

Landscape Character:
The site is located in an Area of Great Landscape Value and Coastal Preservation policy area. It is also situated in the Countryside 
area defined on the Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy HD3).

The site forms part of the undeveloped backdrop to the Exe estuary and Cockwood Harbour. The sites inclusion within the CPA was 
previously considered to be justified in 1999.

Minerals Resources:
The site is not within a Mineral Consultation Area

Air Quality:
Starcross does not have an AQMA in force, but the A379 which runs through the village is a main route between Exeter and 
Dawlish/Teignmouth. There is a pinch point at the former Courtenay Arms Hotel due to the porch extending into the road. This porch 
won't be removed as it's an integral part of the listed building. During the summer months traffic can get backed up on the A379 
because of this and with greater development at Dawlish, Teignmouth or Starcross the area may have to be designated as an AQMA.



Site Ref 051501 Site Address: South of Easter Hill Lane, Starcross

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 9.65 Yield mid point: 232

Access to Public Transport:
At its nearest point the site is 170m away from the bus stop by Generals Lane  for the 85 service between Torquay and Exeter.  At its 
furthest it is 570m.

Starcross train station is just over 800m away from the site at its nearest point.

Access to Services/Facilities:
Starcross primary school is under 600m away at the nearest point to the site. At the furthest it is 900m.

The shops/post office are less than 800m away from the site at its nearest point. At its furthest it is 1200m.

There is a doctors surgery on Church Street, 740m away at its nearest point, 1200m at its furthest.

The nearest district centre is Dawlish, between 2000-4000m away.

Land Status:
The site is greenfield

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report

Source Protection Zone:
The site is within a Source Protection Zone

Open Space:
Development of this site would not result in the loss of open space or recreation area.

Loss of Employment:

Development of this site would not result in the loss of employment land

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
Access is via either the B3881 or Easter Hill Lane, which is a narrow track unsuitable for increased traffic movements. There is scope 
for providing visibility and a safe access due to the size of the site.

Pedestrian/Cycle Links:
There are no footpaths or cycle links to the site at present and along the B3881 there is no opportunity to create new facilities without 
making what is an already narrow road narrower. 

The site is large enough to create new pedestrian and cycle links.

Compatibility:
The site is bounded on the western side by agricultural fields and there are residential properties on the eastern boundary. 
Residential development of this site will be compatible with surrounding uses.

Site Availability:

Is the Site Immediately Available:
The submitted pro forma indicates that the site is immediately available for housing development.

Soonest Date Available: 01/04/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :



Site Ref 051501 Site Address: South of Easter Hill Lane, Starcross

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 9.65 Yield mid point: 232

Panel view was the site was developable with sufficient road frontage to improve access and no service issues.

Conclusion:

The site is considered suitable given the apparent absence of significant policy, flooding or biodiversity issues. The land does fall 
within a broad area of search where development may contribute towards the creation of sustainable mixed communities. A small 
area of the site is affected by Flood Zone 3, but the remainder of the land has low flood risk. The site is located near two listed 
building, indicating the need for sensitive design and landscaping to avoid adverse impacts. Close proximity to the Dawlish Warren 
SAC and Exe Estuary SPA and the Starcross Golf Course County Wildlife Site, indicates the probable need for appropriate / 
ecological assessment. 

The site is considered available.

The Panel comment that the site is developable, with enough road frontage to improve access. There are no service issues. 

In conclusion this site can be considered suitable, available and achievable.

The site does not have planning permission for housing development and there is no known developer interest. Therefore 
development potential is likely to fall in years 6 -10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 232

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 051503 Site Address: Land north of Golf Course, Starcross

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.55 Yield mid point: 18

Site Description:
The site is a small to medium sized greenfield site located on the southern edge of the settlement of Starcross. The site was 
promoted through the 2008 Teignbridge SHLAA but was not assessed by the Panel and as such was not included in the final SHLAA 
Report.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is completely within Flood Zone 3 and an exceptions test will be required if this site is to be considered for residential 
development. It is also in the 100 year tidal flood zone.  An FRA will be required to address tidal flood risk and surface water drainage.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  
  A Habitat Regulations  Appropriate Assessment is needed.  Development will be illegal unless any "Likely Significant Effect, alone 
or in-combination," is fully mitigated/ compensated. The precautionary principle applies.  Development will be illegal unless any 
"Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  The precautionary principle applies.    
The most likely impact is from disturbance to SPA birds using the Starcross Golf Course CWS.  Water quality and surface water 
discharge are issues.       A financial contribution will be needed to offset recreational impacts on the SAC/SPA if the site is 
developed for housing.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May -09: The Site adjoins the Starcross Golf Course County Wildlife Site  [special interest= high tide roost for SPA birds].  Within a 
cirl bunting wintering zone. Ecological assessment of impact needed plus appropriate suite of mitigation/compensation measures.   
Standard "Extended Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

Landscape Character:
The site is located in an Area of Great Landscape Value. It is also situated in the Countryside area defined on the Proposals Map for 
the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
Starcross does not have an Air Quality Management Area in force, but the A379 which runs through the village is a main route 
between Exeter and Dawlish/Teignmouth. There is a pinch point at the former Courtenay Arms Hotel due to the porch extending into 
the road. This porch won't be removed as it's an integral part of the listed building. During the summer months traffic can get backed 
up on the A379 because of this and with greater development at Dawlish, Teignmouth or Starcross the area may have to be 
designated as an Air Quality Management Area.

Access to Public Transport:
The nearest bus stop is within 400m of the site at the junction of  Generals Lane and the B3881 for the 85 service between Torquay 
and Exeter. 

Starcross train station is less than 800m away from the site.



Site Ref 051503 Site Address: Land north of Golf Course, Starcross

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.55 Yield mid point: 18

Access to Services/Facilities:
Starcross primary school is under 600m away at the nearest point to the site.  The shops/post office are less than 800m away from 
the site at its nearest point.  There is a doctors surgery on Church Street is less than 1000m away.  The nearest district centre is 
Dawlish, between 2000-4000m away.

Land Status:
The land is greenfield.

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of any open space or recreation land.

Loss of Employment:

Development of this site would not result in the loss of an employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
Access to the site will be via Generals Lane, which connects to both the A379 Exeter Road and B3881. The access onto the B3881 
is poor with very restricted visibility.

Pedestrian/Cycle Links:
There are no dedicated pedestrian or cycle links into the site. There appear to be limited opportunities to rectify this.

Compatibility:
The site is within a residential area and the introduction of more dwellings would be compatible with the character of the area.

Site Availability:

Is the Site Immediately Available:
The submitted pro forma indicates that the site is immediately available.  It is not currently for sale or being marketed through an 
agent.

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Panel view was that the site being subject to flood risk and therefore having to satisfy sequential and exception tests should be 
phased years 11-15.  Yield should be capped at 16.

Conclusion:

The site is considered suitable given the apparent absence of significant policy, flooding or biodiversity issues. The land does fall 
within a broad area of search where development may contribute towards the creation of sustainable mixed communities. The whole 
site is located in Flood Zone 3 and the 100 year tidal flood zone. Close proximity to the Dawlish Warren SAC and Exe Estuary SPA 
and the Starcross Golf Course County Wildlife Site, indicates the need for appropriate / ecological assessment. 

The site is considered available.



Site Ref 051503 Site Address: Land north of Golf Course, Starcross

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.55 Yield mid point: 18

The Panel comment that the site is subject to tidal flooding, reducing the yield to 16. The need for sequential and exception tests 
means that development should be phased for years 11-15 of the SHLAA. 

In conclusion this site can be considered suitable, available and achievable.

The site has no planning permission for housing development and there is no known developer interest. The need for sequential and 
exception tests means that development potential is likely to fall in years 11 - 15 of the SHLAA timeframe.

Timeframe for coming available : Years 11-15 Final Yield: 16

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 051504 Site Address: Land at Staplake Mount, Starcross

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.51 Yield mid point: 16

Site Description:
A greenfield site to the north of the existing built up area of the village of Starcross.  The site was promoted through the 2008 
Teignbridge SHLAA but was not assessed by the Panel and as such was not included in the final 2008 SHLAA Report.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in Flood Zone 1 with little or no risk of flooding.  SUDS will need to be incorporated and a Flood Risk Assessment.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  
  A Habitat Regulations  Appropriate Assessment is needed.  Development will be illegal unless any "Likely Significant Effect, alone 
or in-combination," is fully mitigated/ compensated.  The precautionary principle applies.  Development will be illegal unless any 
"Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  The precautionary principle applies.    
The most likely impact is from disturbance to SPA birds using the Starcross Golf Course CWS.  Water quality and surface water 
discharge are issues.       A financial contribution will be needed to offset recreational impacts on the SAC/SPA if the site is 
developed for housing.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

Landscape Character:
The site is located in an Area of Great Landscape Value. It is also situated in the Countryside area defined on the Proposals Map for 
the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
Starcross does not have an Air Quality Management Area in force, but the A379 which runs through the village is a main route 
between Exeter and Dawlish/Teignmouth. There is a pinch point at the former Courtenay Arms Hotel due to the porch extending into 
the road. This porch won't be removed as it's an integral part of the listed building. During the summer months traffic can get backed 
up on the A379 because of this and with greater development at Dawlish, Teignmouth or Starcross the area may have to be 
designated as an Air Quality Management Area.

Access to Public Transport:
The nearest bus stop is within 400m of the site at The Strand, the 85 service operates regularly between Torquay and Exeter. 

Starcross train station is less than 800m away from the site.

Access to Services/Facilities:
Starcross primary school is just under 1000m away at the nearest point to the site.  The shops/post office are less than 400m away 
from the site at its nearest point.  There is a doctors surgery on Church Street is less than 1000m away.  The nearest district centre 
is Dawlish, between 2000-4000m away.



Site Ref 051504 Site Address: Land at Staplake Mount, Starcross

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.51 Yield mid point: 16

Land Status:
The site is greenfield.

Constraints to Delivery:
It is unclear at this stage whether there are any further constraints to delivery other than those already highlighted in this report

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of any open space or recreation land.

Loss of Employment:

Development of this site would not result in the loss of an employment provision.

Infrastructure Capacity:
It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
The site could be accessed from the road, whether this would be in accordance with County or Manual for Streets standards is not 
clear at this stage.  Developer contributions maybe able to overcome any potential problems.

Pedestrian/Cycle Links:

Compatibility:
The site is adjoins a residential area and the introduction of more dwellings would be compatible with the character of the area.

Site Availability:

Is the Site Immediately Available:
The submitted pro forma indicates that the site is immediately available.  It is not currently for sale or being marketed through an 
agent.

Soonest Date Available: 31/03/2008

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Panel view was that the site was achievable although a large tree in the middle of the site and surrounding densities mean that 
development should be restricted to a yield of 8.

Conclusion:

The site is considered suitable given the apparent absence of significant policy, flooding or biodiversity issues. The land does fall 
within a broad area of search where development may contribute towards the creation of sustainable mixed communities. The site is 
located in close proximity to the Dawlish Warren SAC and Exe Estuary SPA, indicating the need for an ecological assessment. 

The site is considered available, but is not for sale or being promoted. 

The Panel comment that the site is achievable. A large tree in the middle of the site and surrounding densities mean that 
development should be restricted to a yield of 8.

In conclusion this site can be considered suitable, available and achievable.

The site has no planning permission for housing development and there is no known developer interest. Development potential is 
likely to fall in years 6 - 10 of the SHLAA timeframe.



Site Ref 051504 Site Address: Land at Staplake Mount, Starcross

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 0.51 Yield mid point: 16

Timeframe for coming available : Years 6-10 Final Yield: 8

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.
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Site Ref 051506 Site Address: Land at Staplake, Starcross

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 7.99 Yield mid point: 192

Site Description:
The site is a large greenfield site located on the western periphery of the settlement of Starcross.

Site Suitability:

STAGE A:

Strategic Policy:
Development of this site for housing may not wholly comply with current development plan policies in Regional Planning Guidance for 
the South West RPG10, Devon Structure Plan 2001-2016 and the Teignbridge Local Plan 1989-2001.

However, the site falls within a broad area of search for assessment of sites where future development may have potential to 
contribute towards the creation of sustainable mixed communities. This is in the context of emerging policies in the new Regional 
Spatial Strategy for the South West for identifying a settlement hierarchy and for the scale and distribution of development.  The site 
is included in the SHLAA as potentially being suitable for development in strategic policy terms on the basis there may exist merit for 
consideration of the site for housing allocation through the preparation of the Teignbridge Local Development Framework. This is so 
that the Council is in the best possible position to when it comes to decide its strategy for delivering its housing objectives. A new 
Core Strategy DPD will be prepared that will provide detailed local policy for new development. As this is progressed through the 
formal plan making stages towards submission and adoption potentially suitable sites identified in the SHLAA may subsequently be 
found unsuitable for housing on strategic policy grounds and these will be discounted from the potential supply of deliverable and 
developable sites as this is kept under review through the SHLAA process.

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The periphery of the eastern edge of the site is within a Tidal Flood Zone area, but no other high risk Flood Zone. The majority of the 
village is within Flood Zone 3 and this will have implications for this land because in the event of a flood,  people and vehicles will 
need to come through the flooded area to reach the site.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in a SSSI, SPA, SAC, NNR or Ramsar site.  However, the site is close to Dawlish Warren SAC and Exe 
Estuary SPA.  
  A Habitat Regulations  Appropriate Assessment is needed.  Development will be illegal unless any "Likely Significant Effect, alone 
or in-combination," is fully mitigated/ compensated.  The precautionary principle applies.  Development will be illegal unless any 
"Likely Significant Effect, alone or in-combination," is fully mitigated/ compensated.  The precautionary principle applies.    
Water quality and surface water discharge are issues.   A financial contribution will be needed to offset recreational impacts on the 
SAC/SPA if the site is developed for housing.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: Within a cirl bunting wintering zone.  Adjacent to Brickyard Lane UWS (grass + scrub).  Ecological assessment of impact 
needed plus appropriate suite of mitigation/compensation measures.   Standard "Extended Phase 1" and "Protected Species" 
surveys will also be needed.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.

DCC Historic Environment Service: Possible application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:
The site is located in an Area of Great Landscape Value. It is also situated in the Countryside area defined on the Proposals Map for 
the adopted Teignbridge Local Plan ("saved" Policy HD3).

Minerals Resources:
The site does not lie within a Mineral Consultation Area.

Air Quality:
Starcross does not have an Air Quality Management Area in force, but the A379 which runs through the village is a main route 
between Exeter and Dawlish/Teignmouth. There is a pinch point at the former Courtenay Arms Hotel due to the porch extending into 
the road. This porch won't be removed as it's an integral part of the listed building. During the summer months traffic can get backed 
up on the A379 because of this and with greater development at Dawlish, Teignmouth or Starcross the area may have to be 
designated as an Air Quality Management Area.

Access to Public Transport:
The site is within 400m of two bus stops for the 85 service between Exeter and Torquay, near the junction of Generals Lane and on 
the A379 Exeter Road close to the turning for Cockwood.

The site is within 800m of Starcross train station.



Site Ref 051506 Site Address: Land at Staplake, Starcross

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 7.99 Yield mid point: 192

Access to Services/Facilities:
Starcross primary school is 600m away at the nearest point.  The shops/post office are less than 800m away from the site at its 
nearest point.  There is a doctors surgery on Church Street is less than 1000m away.  The nearest district centre is Dawlish, between 
2000-4000m away.

Land Status:
The land is greenfield.

Constraints to Delivery:
There are no known constraints to delivery.

Source Protection Zone:
The site does not lie within a Source Protection Zone.

Open Space:
Development of this site would not result in the loss of any open space or recreation land.

Loss of Employment:

Development of this site would not result in the loss of an employment provision.

Infrastructure Capacity:
Western Power has a duty to supply areas when required. Dependant upon numbers there may be a requirement to reinforce the 
system by wooden pole lines and cables.

It should be noted that it is unclear without further investigation as to whether or not any of the existing services that are currently 
available on or within proximity of the site would require future investment/ upgrading should the site come forward for development.

Highway Access:
Vehicular access is via Staplake Lane, which is narrow, poorly aligned and with virtually no visibility of oncoming vehicles on the 
B3881. There is a closed access which would feed straight into this site from Parkers Road.  It appears as though the original 
intention may have been to allow this access.

Pedestrian/Cycle Links:
There are no dedicated pedestrian and cycle links to the site but there is opportunity to address this if access can be obtained 
through the access on Parkers Road.

Compatibility:
The site has residential properties along its southern and eastern flank and agricultural fields to the north and west. Residential 
development on this site would be compatible with those existing uses.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is immediately available. The site is not currently for sale and being marketed through a 
land agent.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel :

Considered achievable but flood mitigation would probably result in lower yield.

Conclusion:



Site Ref 051506 Site Address: Land at Staplake, Starcross

Inset No: 8

Teignbridge SHLAA : Detailed Site Assessment - Developable Sites

Site Area: 7.99 Yield mid point: 192

Suitability testing identifies that whilst the site is not at risk of flooding itself as most of the village is, this would need to be taken into 
account. The site lies within the AGLV and CPA, its development would therefore need  landscape issues to be considered in detail.  
Any potential new housing development in Starcross could have a detrimental impact on air quality given that there is already a 
'pinch point' within the village at The Courtney Arms due to the Listed Building's porch extending into the road which causes traffic to 
back up along the A379 at peak travel times.  Access from the site onto the B3881 could potentially be limited by poor visibility.

Submitted pro forma indicates that the site could become available for housing development between April 2008 and March 2009.

Panel consensus is that this site is achievable, some reference is made to lowering yields to allow for flood mitigation but this is 
unlikely to be required given that the site lies within Flood Zone 1.

In conclusion, notwithstanding concerns about site access and exacerbating air quality issues, the site is considered suitable, 
available and achievable. 

The site has no planning permission for housing and there is no known developer interest. Therefore development potential is likely 
for years 6 - 10 of the SHLAA timeframe.

Timeframe for coming available : Years 6-10 Final Yield: 192

The inclusion of a site in the SHLAA does not guarantee allocation in the Teignbridge LDF or indicate that planning permission will 
be granted for development.


