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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 non-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.  Likewise, non-developable sites whilst having been recognised by SHLAA as 
unsuitable or unachievable (sites which are not available have not been assessed in the context of 
the first Teignbridge SHLAA) could still be included in subsequent reviews of the SHLAA or indeed 
be successfully promoted through either the plan-making or development management processes. 

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 non-developable 
site: 

• Location map of the site 
• Aerial photograph of the site 
• Site assessment 

This detailed information on non-developable sites has been included for the purposes of 
transparency. 



Site No Location 
010127 Long Lane (Centrax) 
010131 Ford Leat 
010148 Osborne Street Car Park 
010150 50 Seymour Road 
010151 Mead Farm 
010160 Perry Farm 
010201 Avery Hill, Rocky Acres, Rydon 
010214 Land at Zitherixon East Not Inc Homefields 
010221 Land at Fosterville and Sandygate 
010222 Land at Higher Sandygate 
010225 Land at Teignbridge Meadows 
010227 Land at East Golds - North 
010228 Land at East Golds - South 
010234 Land north of Woodlands 
010306 South of Aller Bridge 
010307 Land off Edginswell Lane 
010308 The Saw Mill 
010316 Land south of Kingskerswell Road 
010318 West of sewage works 
010319 Aller Cross 
010323 Land north of Coventry Farm 
010324 South of Sewage works 
010331 Land at Coventry Farm, Torquay Road 
010338 Lower Cuthill Farm, Saturday's Lane 
010339 Vinegrove, Kingskerswell Road 
010340 r/o 2-8 Whilborough Road 
010341 Little Cuthill, Edginswell Lane 
010343 67 Manor Drive 
010344 Huxnor Cross 
010402 Little Pines, Rectory Road 
014040 Premier Poultry Farm - Lower field 
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Site Ref 010127 Site Address: Long Lane (Centrax)

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 6.22 Yield mid point: 187

Site Description:
Land at Long Lane is currently in use as a playing field and lies immediately to the east of the Milber Trading Estate. To the south the 
site is bordered by further playing fields. There is a phone mast to the south western corner of the site and it slopes steeply from 
northeast to southwest.

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 within Flood Zone 1 (little or no risk).  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.
NATURAL ENGLAND: no issues assuming no protected species and landscape issues and green infrastructure provision – and 
sustainable development achieved.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:   Developer surveys show the surrounding tree and hedge lines are important for bats.  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 located in a Conservation Area and there are no listed buildings in close proximity.

The site lies within an area of high archaeological potential. The site contains an undated oval enclosure, which has been identified 
by aerial photography, and could represent the site of a prehistoric or Romano-British settlement. Milber Camp - a Scheduled 
Monument lies to the south.

The HES would recommend that any application for development in this area was supported by an appropriate archaeological 
assessment including the excavation of evaluative trenches. 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 lies within an Area of Great Landscape Value, on a prominent ridge of high ground which forms part of the setting of Milber 
(Newton Abbot) and is visible from the AGLV landscape to the east and the Teign estuary. The land forms a buffer between the 
urban area and wider rural landscape and retains a fairly rural character despite the adjacent industrial estate to the west. This is in 
part due to the surrounding mature hedgerows and trees (subject to TPO) which enclose the site from views from the north and 
south. The mature trees along Long Lane are on the skyline and the site is visible in long distance views from the west. The site 
slopes gently to the west and buildings near the skyline would have a significant adverse impact. Even the minimum yield proposed 
would not allow skyline development to be avoided or sufficient space to allow the retention of mature TPO trees.

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

Air Quality:
Development of this site would have an indirect or direct impact on an existing Air Quality Management Area, or would create a new 
Air Quality Management Area, but mitigation is possible. No new receptors to an existing source of pollution would be created by this 
development.



Site Ref 010127 Site Address: Long Lane (Centrax)

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 6.22 Yield mid point: 187

Access to Public Transport:
The closest bus stop is approximately 600m from the site at St Marychurch Road.  The 75 service provides an hourly service serving 
the town centre.

Access to Services/Facilities:
The site adjoins with the existing Milber Industrial Estate.  Milber Community Junior School is just over 600m from the site.  Buckland 
Post Office is less than 800m from Long Lane.  Buckland Health Centre is a little over 800m away.  The closest secondary school: 
Knowles Hill is under 3000m from the proposed site.  The Penn Inn Sainsbury's is less than 1000m from the site.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
The topography, landscape impact and visibility into the site will need to be considered.

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

Open Space:
Development of the site would involve the loss of a playing field but replacement provision could be made near to the site.

Loss of Employment:

Development of the site for would not result in the loss of an employment allocation or commitment.

Infrastructure Capacity:
Land outside owner’s control may be required. DCC consider the it would be less than ideal to use Haccombe Path for access. Bus 
services would need improving.

Highway Access:
Hacombe Path is currently substandard for pedestrians/cyclists and is narrow at the site end. Scope to widen is not within the sites 
red line boundary and therefore not possible without land purchase.

Pedestrian/Cycle Links:
Poor currently but some opportunity to provide links with existing networks.

Compatibility:
The site is close to a mix of current employment uses.  Noise, dust and other 'nuisance' factors will need to 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.

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 : 

Question its suitability for residential; possibly employment with improved access to A380.

This is an employment site.

Not achievable for speculative development. Better suited for employment land. Time for development is too short.



Site Ref 010127 Site Address: Long Lane (Centrax)

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 6.22 Yield mid point: 187

Conclusion:

Suitability testing indicates that development of this site would have a significant detrimental effect on landscape character. Playing 
fields would also be lost were Long Lane to be developed and as such were the site to come forward replacement provision would 
have to be made. The land has previously been promoted for employment uses and development for housing may raise compatibility 
issues.

The visual impact is an issue due to the prominence of the land on the ridge of high ground. At the time of writing the report an 
appeal decision is awaited following the refusal of employment development on the site, which was refused due to the impact on the 
landscape.

Submitted pro forma indicates site is immediately available for development.

The Panel consider that the site is not achievable and is more suited for employment uses.

The site is available however, there are concerns relating to the suitability of the site, furthermore the Panel do not consider the site 
achievable, as a consequence the site has not been included in the SHLAA supply.

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 010131 Site Address: Ford Leat, Newton Abbot

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 4.90 Yield mid point: 147

Site Description:
The site area put forward is 23ha however,  2.7ha contains the CLS laundry site and as such has been discounted from the yield 
potential, leaving  20.7ha  for development.  This figure has been reduced significantly due to the extent of Flood Zone 3b. This 
leaves only 4.9ha  of potential developable site.  The site as put forward is a large site most of which is grassland and in agricultural 
use.  Part of the site is now the CLS laundry site. To the north of this are allotments which are well used.  The rest of the fields are 
grass with scrub hedge boundaries.  Part of the site is a County Wildlife Site of which there is a small area to the north of the site 
which is still a CWS but is outside Flood Zone 3b, this section of land rises from south to north and east to west.  CLS and 
Allotments are slightly elevated with the land sloping down to the main road.  Most of the land is low lying hence the flood plain.

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:
Approximately 16.5ha is located in Flood Zone 3b and is therefore not suitable for development and has therefore been discounted. A 
small area to the north west and north east is located in Flood Zone 1 with little of no risk.  Due to its proximity with the other flood 
zones a Flood Risk Assessment will be required and a SUDS will need to be incorporated.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
May 09: The site is not in or near a SSSI, SPA, SAC, NNR or Ramsar site.  No direct impact on such a site is anticipated.
 A cluster of Great Crested Newt breeding ponds is present at CLS and the allotments.   The remainder of the site provides newt 
foraging habitat.  GCNewts are a European Protected Species. This is one of only two known GCNewt populations known in the 
district. The ponds AND the supporting habitat MUST be protected. The south east section of the site is known to be an activity area 
for Lesser Horseshoe Bats, another European Protected Species.

NATURAL ENGLAND: This is likely to be an important bat foraging area and great crested newt area.  It is likely to have biodiversity 
interest in need of conserving and it is also likely to be at risk of flooding.  This would not appear to be a potential development site.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: The whole site, except the northernmost field, is CWS for wetland habitats and Great Crested Newt habitat.  The whole site 
is also a Cirl Bunting 2km buffer region. 
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:
This site lies in an area of known archaeological potential ranging from the prehistoric to the modern period. These include possible 
prehistoric enclosures through to 19th and 20th century military and industrial features.

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 not located within any defined landscape policy area. However, most of the site is situated in the Countryside area defined 
on the Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy ENV4).

Minerals Resources:

Air Quality:

Access to Public Transport:



Site Ref 010131 Site Address: Ford Leat, Newton Abbot

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 4.90 Yield mid point: 147

Access to Services/Facilities:

Land Status:

Constraints to Delivery:

Source Protection Zone:
.

Open Space:

Loss of Employment:

Infrastructure Capacity:

Highway Access:
Currently there is a weight and height restriction at Keyberry Bridge which restricts access to this site from decoy through residential 
streets. These roads are heavily parked up and the road is reduced to single file traffic at most times. The roads to the site are 
narrow and poorly aligned.

Pedestrian/Cycle Links:

Compatibility:

Site Availability:

Is the Site Immediately Available:
Land owned Mr Rew - The site is not immediately available for development.

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 :

Panel considered that in view of the extent of flood risk running across the majority of the site, it was not an achievable development 
site.  Site is also in multiple ownership, including the Town Council's allotment site (which could be developable) and the CLS 
Laundry.

Conclusion:

Suitability testing indicates that the site has significant flooding and other suitability issues. A large part of the site is affected by 
Flood Zone 3b and is therefore not suitable for development. 

The Panel comment that because of high flood risk, the site is not achievable. The site is also under multiple ownership. A portion of 
the site is Council owned where an allotment could be developed. The CLS laundry is also located on site. 

In conclusion, the Panel are of the view that the site is not developable because of flooding and multiple ownership issues.

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 010148 Site Address: Osborne Street Car Park, Newton Abbot

Inset No: 13

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.47 Yield mid point: 19

Site Description:
COUNCIL OWNED SITE. The site is currently a Council run car park located in the town centre of Newton Abbot.

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.

The site is located within the Urban Residential Development Boundary as defined on the Proposals Map for the adopted Teignbridge 
Local Plan ("saved" Policy H2).

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is within Flood Zone 2 and 3a, 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:
no comments

Built Environment:
The site is not in a conservation area but there are 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 lies outside but adjacent to an Air Quality Management Area.

Access to Public Transport:
The site lies within 250m of Newton Abbot Railway Station and also benefits from being on a number of major bus routes serving the 
town and beyond.

Access to Services/Facilities:
The site benefits from a central location in comfortable walking distance of both the town centre and also the nearby Brunel Industrial 
Estate.  The closest primary school (All Saints (Marsh) Primary School) is under 400m from the Railway Station site.  Post Office 
facilities are available at the Costcutters on Devon Square (within 800m).  The Devon Square Doctors Surgery is comfortably within 
1000m of this site.  Knowles Hill Secondary School is less than 1500m away.

Land Status:
Brownfield.

Constraints to Delivery:
Noise may be a minor issue due to the sites location in relation to surrounding commercial units to the south of the site. In addition,



Site Ref 010148 Site Address: Osborne Street Car Park, Newton Abbot

Inset No: 13

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.47 Yield mid point: 19

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

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:
This car park is used for shopping/the park/resident permits etc. The roads in this area are quite heavily parked already and the 
impact of closing the car park could have a negative impact on the highway in road safety terms.

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

Compatibility:
Surrounding land-uses to the west and south are predominantly residential with some commercial units to the south. Land -uses to 
the north consist of a public park (Osborne Park). Land-uses to the east consist of tourist facilities.

Site Availability:

Is the Site Immediately Available:
Whilst no pro-forma has been received, following discussions with the Council's property section it has been advised that the site is 
not immediately available.

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 : 

EA issues over flooding.

Flood risk.

Loss of car parking.

Not achievable due to flooding.

Conclusion:

Suitability testing identifies that the site lies within Flood Zones 2 and 3a.

Following discussions with the Council's Property Section, it was felt that this site could be considered to be 'immediately available' 
and as such should be considered for the purposes of SHLAA.

Panel consensus is that this site is not achievable, principally because of the high degree of flood risk, although potential loss of car 
parking was also alluded to.

The site is available however, there are concerns relating to the suitability of the site, furthermore the Panel do not consider the site 
achievable, as a consequence the site has not been included in the SHLAA supply.



Site Ref 010148 Site Address: Osborne Street Car Park, Newton Abbot

Inset No: 13

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.47 Yield mid point: 19

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 010150 Site Address: 50 Seymour Road

Inset No: 13

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.23 Yield mid point: 12

Site Description:
Urban capacity site.  The site comprises a large detached dwelling set in its own grounds.  There is no recent planning history to the 
site.

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.

With regards to this specific site, it does lie within the settlement boundary and presents a PDL redevelopment opportunity as such it 
could be regarded as being broadly compliant with strategic policy.

The site is located within the Urban Residential Development Boundary as defined on the Proposals Map for the adopted Teignbridge 
Local Plan ("saved" Policy H2).

DISCOUNT SITE STRATEGIC POLICY:

Flood Risk:
The site is located in 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: Protected species survey needed.

The site is covered by an area TPOs.

Built Environment:
The site is not in a Conservation Area and there are no Listed Buildings in close proximity.  The immediate area is characterised by 
large dwellings in their own grounds.

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 is not in a Mineral Consultation Area

Air Quality:
The site is in an Air Quality Management Area.  Further consultation will be required.

Access to Public Transport:
The site is approximately 900m away from the central bus area.

Access to Services/Facilities:
The nearest primary school is Knowles Hill approximately 900m from the site, although it is physically closer and there may be 
pedestrian links.  The site is only 950m away from the main shopping area of the town centre including two supermarkets.  The site is 
under 600m from the closest doctors surgery. And is less than 1500m from the nearest secondary school (Coombeshead).

Land Status:
The site comprises of a dwelling and garden and is therefore considered brownfield.



Site Ref 010150 Site Address: 50 Seymour Road

Inset No: 13

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.23 Yield mid point: 12

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 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:
It is likely that further infrastructure would be required; this though may be achievable by developer contributions.

Highway Access:
The road serving the site is private and would need to be brought up to adoptable standards. This would be difficult as there is no 
visibility onto Seymour Road.

Pedestrian/Cycle Links:
There are pedestrian links to the town and there are cycle links once in the town.

Compatibility:
The immediate area is characterised by large dwellings in large gardens, the area beyond this is higher density residential.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is not immediately available.  The site is not currently for sale or 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 :

Reduce yield to 6 units as low density area. 

High existing use value as house is in good order and there are numerous sizable trees on the boundary. In current market likely to 
be unviable. 

Consensus : Redevelopment of this site is not considered to be economically viable.

Conclusion:

Suitability testing indicates that there are no major issues relating to the site, although air quality will need to be considered.

Submitted pro forma indicates that the site is not immediately available for development but could come forward in the next five years.

The Panel consensus was that redevelopment of the site would not be considered to be economically viable.

Site is suitable and available (although not immediately) but it is considered that the site is not achievable.  Therefore the site has not 
been included within the SHLAA supply.

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 010151 Site Address: Mead Farm, Highweek

Inset No: 12

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 24.32 Yield mid point: 730

Site Description:
This large greenfield site is situated to the north west of the built up area of Newton Abbot.  It lies on the A383 next to the former Seal 
Hayne Campus.

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 majority of the site is located in Flood Zone 1 with little or no risk of flooding although a proportion of the site to the south western 
extent lies within Flood Zone 2.  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:  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 not located within any defined landscape policy area. However,  the site is situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy ENV4).

Minerals Resources:
The site is considered to be suitable given that there are no significant policy, flooding or biodiversity issues. The site falls within a 
broad area of search where land has development potential. 

The site is not in a Mineral Consultation Area, but the northern boundary adjoins it.

Air Quality:
The site is not in an AQMA, however, there is one to the east in the main town areas.

Access to Public Transport:
The site is very close (within 400m) of a bus stop which provides a service to Newton Abbot and towards Ashburton, Totnes and 
Paignton.

Access to Services/Facilities:
The nearest primary school is Bradley Barton Primary School which is approximately 1.1km from the site.  The site is remote from 
any existing local centres, the town centre itself provides most services and facilities although this is over 1600m from the site.  
Similarly the site is also over 2000m from the closest health centre or doctors surgery.  The site is less than 1500m from the nearest 
secondary school (Coombeshead).  Supermarket facilities can be found at the ASDA superstore which is approximately 2.4km from 
the site.

Land Status:
The site is greenfield.



Site Ref 010151 Site Address: Mead Farm, Highweek

Inset No: 12

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 24.32 Yield mid point: 730

Constraints to Delivery:
There are unlikely to be any major development constraints affecting this site.  The sloping nature of the site will need to be taken 
into account in detailed designs and site plans.

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:
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.

Significant highway improvements are likely to be required to the west of Newton Abbot to take into account the significant quantum 
of growth likely to be delivered in this location.

Pedestrian/Cycle Links:
The pedestrian and cycle links are currently poor in this location.

Compatibility:
The area around the site is predominately rural in nature although this may well change by virtue of the scale of development which 
Newton Abbot is required to accommodate.

Site Availability:

Is the Site Immediately Available:
The submitted pro forma indicates that the land is not immediately available for residential development.  It is considered that the 
land will be available between 2013 and 2018.

Soonest Date Available: 01/04/2013

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 relates to the consented site at Mile End as well as the Seale Hayne Campus. On its own the site is considered non-
developable but it could be reassessed with adjoining sites as part of a broad location.

Conclusion:

The site is considered to be suitable given that there are no 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. Significant highway 
improvements may be required for the area west of Newton Abbot.

The site is considered to be available. The submitted pro forma indicates that the land is not immediately available for residential 
development, but may be available between 2013 and 2018.

The Panel comment that the site on its own is not achievable but could become developable if brought forward with adjoining sites as 
part of a broader location for development, taking into account the potential need for highway improvements for the area west of 
Newton Abbot.



Site Ref 010151 Site Address: Mead Farm, Highweek

Inset No: 12

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 24.32 Yield mid point: 730

In conclusion, the site is suitable and available for development, but not achievable on its own.

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 010160 Site Address: Perry Farm, Highweek

Inset No: 12

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 2.07 Yield mid point: 62

Site Description:
The site comprises of several fields with some mature trees and a hedgerow along the southern boundary. The fields are being used 
for grazing. A house and an adjacent building are located in very close proximity to Perry Lane.

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.  A flood risk assessment would be required alongside any planning 
application which is submitted for this site to address surface water drainage. A small stream does however pass through the site.

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:
Jan 10:  Well treed water course, well-treed/mature hedges and possible orchard of likely wildlife value.  Standard "Extended Phase 
1" and "Protected Species" surveys needed. An ecological assessment of impacts plus appropriate suite of mitigation/ compensation 
measures will be needed.

Built Environment:
The site is not located in a Conservation Area. There are unlikely to be conservation grounds for objection.

Landscape Character:
The site is not located within any defined landscape policy area. However, it is situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy ENV4).
The site comprises small pasture and garden/orchard fields associated with the historic farmstead of Perry Farm. The historic 
buildings lie adjacent to the lane. The site is low lying within a small valley between folds in the hills and is of very limited visibility, 
except from Perry Lane and the adjoining property (Wayside). There are glimpses of the clay works bund to the east through the site.
The site has a very strong rural character and includes a small stream, mature trees and hedgerows to the boundaries and within the 
site and orchard planting. Development potential is extremely limited and more than one or two properties would have an adverse 
impact on landscape character.

Minerals Resources:
The site is located 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.

Air Quality:
The site does not lie within an AQMA.

Access to Public Transport:
The site is located approximately 1.7 km from a local bus service in Highweek and approximately 760m from a bus route along 
Exeter Road.

Access to Services/Facilities:
St Joseph RC Primary School is located approximately 2.7km to the south east. Stover School is located approximately 1.8 km to the 
north.  The site is relatively well removed from the Newton Abbot town centre which is located approximately 3km to the south (by 
road).



Site Ref 010160 Site Address: Perry Farm, Highweek

Inset No: 12

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 2.07 Yield mid point: 62

Land Status:
A house and an outbuilding are located on the property, with the remainder of the land open fields. The site is therefore considered to 
be brownfield.

Constraints to Delivery:
With the exception of potential impacts on future mining areas, there are unlikely to be any major constraints affecting this site.

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 would not result in the loss of existing or proposed employment uses.

Infrastructure Capacity:
It is unclear without further investigation as to whether or not any of the existing services in the area would require future upgrading 
should the site be developed.

Highway Access:
The roads to the site are narrow and poorly aligned and the junction at the Bovey Tracey Road has poor visibility. There are no 
footways leading to and from the site.

Pedestrian/Cycle Links:
There are no existing pedestrian and cycle links in the area given that Perry Lane is very narrow and in relatively poor condition.

Compatibility:
The site is located in relative close proximity to several houses in Perry Lane. Any large scale development is likely to have a 
negative impact on these houses. At present the area is quite rural.

Site Availability:

Is the Site Immediately Available:
The submitted pro-forma indicates that the site is available for development and is on the market.

Soonest Date Available:

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Minor watercourse needs to be noted - will not affect development but may have flood implications.  Possible highways issues.  In 
isolation not achievable, but in context of a larger development/urban extension with an appropriate highway link could re-consider.

Conclusion:

The site is known to be available for development. However, its is situated in the countryside away from other known potential 
development sites. As such the SHLAA Panel considers development in isolation is not considered to be achievable.

This site is considered 'not developable' for ths purpose of this SHLAA.

Future development potential of this site could be reconsidered where it might form part of a larger development / urban extension 
with adjoining sites.

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 010201 Site Address: Avery Hill, Rocky Acres, Rydon

Inset No: 13

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 2.48 Yield mid point: 74

Site Description:
The site is steeply sloping in parts and is the site of an old quarry, the land is mostly disused and is now becoming very scrubby with 
a few trees.

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 itself is within Flood Zone 1 where there is perceived to be little or no risk.  However, the western boundary of the site 
bounds an area that is considered to be both Flood Zone 2 and Flood Zone 3, where the risk of flooding is far greater. 

It should be noted that whilst the site lies within Flood Zone 1, there are watercourses on the site and this will also need to be taken 
into account.  Any potential development will need to take distances into account.  Given the steepness of the site, runoff and 
drainage will also need to be considered.

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.
Historically, consultation comments have stated that the field, top of Rydon quarry and the rock face should not be developed and 
instead be preserved. The field was at this time unimproved calcareous grassland and was noted to be probably of CWS standard. 
The quarry and rock face was thought to support a variety of plants and invertebrates. They have suggested it is a high wildlife area 
and that such areas should not be developed.
  
On a recent planning application to the north of the site, a species survey found that the area was an important foraging resource for 
bats.  It also found that a large population of slow worms was present and stated that given the population extended east of the site, 
then the area and the population as a whole was likely to be locally significant.  Other species were also found to be on site including 
a population of Great Green Bush Crickets also thought to be of local significance.  Concern is therefore raised with regard to a 
number of species but careful consideration must be given to the impact on the population of slow worms.  Any incidental mortality 
must be avoided.

NATURAL ENGLAND: the site would appear to be a potentially important piece of green space on the east of Kingsteignton.  The 
potential for this area as amenity/green infrastructure for local people would appear to be good.  Hence, development would be 
questionable.  Protected species, landscape issues and green infrastructure provision –some development may be suitable 
assuming sustainable development can be achieved.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  The site is entirely within a UWS (mosaic habitats) and 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 within a conservation area, and has no listed buildings within it.  There is a public house located in close proximity 
which is listed, but any development would have limited impact on this building. 

The areas to the west and south are residential areas. Development due to the steepness of the slope could have an impact on 
these areas.

This site has been disturbed by quarry activity.  There are no relevant HER entries for this site.

No anticipated archaeological impact given the area of this site.



Site Ref 010201 Site Address: Avery Hill, Rocky Acres, Rydon

Inset No: 13

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 2.48 Yield mid point: 74

Landscape Character:
The site has no landscape policy designations. 

The site is steeply sloping in parts and which generally slopes from north to south. It has many different levels and is mostly 
elevated.  It is currently overgrown and unkempt and characterised by scrub, grassland, wooded areas, elements of ex-quarry 
workings including exposed rocks and a few run down buildings. The site is elevated against other residential development close by, 
so any potential development would need to consider the privacy and amenity of nearby neighbours.  Wildlife enhancement would 
also need to be included.

Nevertheless, the site is located within the Urban Residential Development Boundary as defined on the Proposals Map for the 
adopted Teignbridge Local Plan ("saved" Policy H2).

Minerals Resources:
The site itself is not in a Mineral Consultation Area, however, it is an ex-quarry site, so care will need to be taken to ensure that there 
are no extant or historical permissions on it or that could affect it.  Care will also need to be taken to ensure that there are no land 
stability issues.

Air Quality:
Development of this site would have an indirect or direct impact on an existing Air Quality Management Area, or would create a new 
Air Quality Management Area, but mitigation is possible. No new receptors to an existing source of pollution would be created by this 
development.

Access to Public Transport:
If the site were to be accessed from Rydon Road, then there are a number of bus stops along this main distributor road with regular 
buses serving Newton Abbot and Exeter.

Access to Services/Facilities:
The distance to the nearest primary school is: 200m away (Rydon Primary). The distance to the nearest Local Centre is 1200m and 
is there area known as the Fountain although there is a well stocked convenience store with 100m at Rydon Acres.
The nearest health centre is 1100m away on Whiteway Road.  The nearest secondary school is 1300m away located on Chudleigh 
Road. The nearest district centre superstore is Tesco under 2000m on Newton Road.

A major area of employment is located approximately 1500m away.  (Sainsbury Homebase, Zealy Industrial Estate area)

Land Status:
The site is an ex quarry.

Constraints to Delivery:
The site could have a number of constraints.  Others not flagged up elsewhere are considered below.

Contamination; Land stability; topography;  water course sinks and springs;  limestone formations; Devon County Minerals Local 
Plan - Proposes a prohibition order on the winning and working of minerals (MP59); Noise – To the east of the site lies the A380, 
therefore a noise assessment will need to be undertaken to ensure any development includes relevant attenuation measures.

Potential issue with Karst Limestone and underground lake.

Source Protection Zone:
The site is within a Source Protection Zone.  Rydon Springs is located in close proximity.  At this stage it is difficult to ascertain 
whether there would be any risk of contamination.  

The Environment Agency on previous consultations has stated that there is concern over this site in relation to ground water and 
potential loss of recharge to the local aquifer.  They are concerned that any recovering of limestone could have a detrimental effect 
on spring flows and that a detailed hydro geological survey to assess the local ground water flow and characteristics would need to 
be carried out to ascertain what part if any would be safe to develop without risking any form of derogation of the Rydon Spring 
resource.   The EA would object to any use of soakaways or septic tanks, be against the laying of new mains sewerage and the 
discharge of road drainage to ground.  Furthermore, stringent pollution control methods would need to be in place. Concern has also 
been raised about future contamination of water sources by use of domestic garden fertilisers and pesticides within any potential 
development.  Re-consultation would need to take place.

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

There is public open space to the north of the site.

Loss of Employment:

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



Site Ref 010201 Site Address: Avery Hill, Rocky Acres, Rydon

Inset No: 13

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 2.48 Yield mid point: 74

Infrastructure Capacity:
Further infrastructure is likely to be required.

Highway Access:
Planning permission in place.

Pedestrian/Cycle Links:
Pedestrian and cycle links are well established in this area.

Compatibility:
The site has residential development to the west and south so if the site were to be put forward for residential this would be 
considered a compatible use.

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: 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 : 

Development costs would need reduction in 106 costs especially Affordable housing.

Very high development costs due to previous use.

There are a vast number of reasons for unsuitability and viability.

Conclusion:

Suitability testing indicates potential wildlife presence on the site as well as land stability issues and decontamination costs in-light-of 
previous uses.  The site is steeply sloping in places and this has implications in respect of both landscaping and visual amenity as 
well as physically delivering development on the site.  Site also lies within a Source Protection Zone. The Environment Agency have 
previously expressed concerns of potential contamination should the site be developed.

The majority of the Panel consider the site to be unachievable given high development costs as a result of previous use.  The Panel 
member who does consider the site to be achievable nonetheless recognises the high development costs would necessitate a need 
to reduce 106 contributions (particularly affordable housing) in order to see the site come forward.

The site is available however, there are concerns relating to the suitability of the site. Furthermore, the Panel do not consider the site 
achievable, as a consequence the site has not been included in the SHLAA supply.

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 010214 Site Address: Land at Zitherixon East Not Inc Homefields

Inset No: 13

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 7.76 Yield mid point: 233

Site Description:
The site is situated to the south east of the centre of Kingsteignton. The land has previously been used for minerals extraction. The 
site adjoins a residential area and also borders employment uses on Newton Road. The site forms part of the potential direction of 
growth for the urban extension in the Teignbridge Core Strategy. The site also now includes Homefields on Broadway Road which  is 
a large house set in gardens extending to 0.7 hectares; WBB have an option on the site.  The owner has also submitted a proforma 
consequently, the yield for 010214 is on the land outside of Homefields so as to avoid double counting.  Homefields can be found at 
010230.

The site has recently been subject to two applications one for employment and one for residential development.  Both of these 
applications have yet to be determined and are currently held in abeyance.  Reference numbers are as follows:  08/01376/MAJ - 
Outline - development of land for employment Use Class B1 (approval sought for means of access) - Pending Consideration
08/01377/MAJ - Outline - residential development (approval sought for means of access) - Pending Consideration

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 with the exception of Homefields and a small section to the north east lies wholly within Flood Zone 2 and 3a, therefore 
sequential and exceptions tests will need to be carried out.  Flood Zone 3a and is land at a high risk of flooding.

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.
NATURAL ENGLAND: These sites have high biodiversity interest and a good potential for green infrastructure development. 
Development of part of the sites may be possible but considerable thought needs to be put towards what and how.  No problem in 
principle assuming biodiversity protected species and landscape issues addressed and green infrastructure provision included – and 
sustainable development achieved. Identifying the number of houses that could be delivered needs to be very conservative given the 
constraints and the potential to deliver green infrastructure and amenity to the local community.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  The site includes part of the Rackerhayes CWS. 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.  

In a 'recent' planning application, part of the housing area is within the CWS and is woodland.  Development is not appropriate here.  
If it were to be considered, an ecological survey to judge its importance (including protected species) should be commissioned. The 
open fields bordering Broadway Road are not designated and are less constrained ecologically.  All the hedge lines are likely to be 
important for bats.  Dormice are known to be present in the vicinity.  The employment site is not designated but is adjacent to a 
County Wildlife Site.  The Rackerhayes CWS has ponds, reed bed and wet unimproved grassland which could be affected by 
changes to hydrology and pollution from employment development adjacent.  This could be mitigated for.

Built Environment:
Development of this site is unlikely to have any detrimental effect on the built environment.  The site is relatively close to a couple of 
listed buildings opposite the southernmost part of the site fronting onto Newton Road.  The site is also in relatively close proximity to 
the Kingsteignton Conservation Area but the site is unlikely to have an undue impact on its wider setting.

This site lies in an area of known archaeological potential associated with the clay extraction industry and the chance finds of 
significant waterlogged prehistoric and later artefacts.

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.



Site Ref 010214 Site Address: Land at Zitherixon East Not Inc Homefields

Inset No: 13

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 7.76 Yield mid point: 233

Landscape Character:
The site is not located within any defined landscape policy area. However, it is situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy ENV4).

Part of the land is an ex mineral site naturally regenerated to woodland and ponds. The remainder is a series of pasture and 
recreation fields (sports pitches) with boundary hedgerows and trees. 
The site is fairly well contained visually and is important to the setting of Kingsteignton, being visible in long views from the hills of 
Newton Abbot.

The woodland and ponds should be protected along with boundary hedgerows and trees as far as possible. Loss of sports pitches 
would need to be compensated for elsewhere. Some development could be accommodated without significant adverse impact.

Minerals Resources:
The site is within a Minerals Consultation Area. Development of this site would only occur when all minerals have been extracted and 
land is in the process of restoration.  Consultation with the appropriate body will be required.

Air Quality:
Development of this site would have an indirect or direct impact on an existing Air Quality Management Area or would create a new 
Air Quality Management Area but no mitigation is possible. Development would introduce new receptors to an existing source of 
pollution and no mitigation would be possible as part of the development. However, if the landowner undertook PM10 (fine particles) 
monitoring for an agreed amount of time and this identified that the air quality objectives and EU limit values were being met, this 
could be reassessed. In the meantime, without any air quality data and in order to guarantee that the health of the residents is 
protected a precautionary approach must be taken.

Access to Public Transport:
The site lies on a public transport corridor between Newton Abbot and Kingsteignton. There is a bus stop immediately adjacent to the 
site on Newton Road which provides regular links with both Torbay and Exeter.  In addition the site is also relatively close to Newton 
Abbot Railway Station.

Access to Services/Facilities:
Taking a point on Homers Lane which would likely provide access to the site, the closest primary school is St Michaels approximately 
500 metres from the site.  The site is around 500m from the closest post office opposite the school.  Kingsteignton Medical Practice 
is within 800m of the middle point of the Broadway Road site.  The closest secondary school is Teign School; it is approximately 
1300m from the site.  The nearest superstore is within 500m.

Land Status:
The site could not be regarded as brownfield under the Government’s definition because the land has previously been used for 
minerals working and there is a condition as part of the ROMP requiring restoration of the land upon completion of the mineral 
extraction.

Constraints to Delivery:
As the site was previously excavated for minerals workings there may potentially be some issues relating to land stability that would 
need to be overcome prior to the land being redeveloped.

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

Open Space:
Development of the site would result in the loss of public open space or recreation facilities.  It is unclear whether replacement 
provision could be possible on, next to or near the site - football club located on the site.

Loss of Employment:

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

Infrastructure Capacity:
The site is one of a number that, in combination, could be considered for an urban extension.  As such there will be a need for extra 
and improved infrastructure requirements to serve the extension as a whole.  This needs to be considered as each phase comes 
forward.  The sites should not be considered in isolation in terms of infrastructure requirements as this may prejudice the success of 
the overall extension in serving the needs of the community.

Highway Access:
Part of the new link road to Newcross is proposed through this site. The site is developable subject to a new signal junction 
arrangement at Greenhill Way.

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



Site Ref 010214 Site Address: Land at Zitherixon East Not Inc Homefields

Inset No: 13

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 7.76 Yield mid point: 233

Compatibility:
The site adjoins a residential area and as such development for housing would not raise any land use compatibility issues.

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 or 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 : 

Costs associated with flood mitigation and related stigma suggest the site would be unviable without reduction in 50% Affordable 
housing.

Costs associated with flood mitigation and related stigma suggest the site would be unviable.

May have flooding issues; lower yield needed.

Flooding.

Conclusion:

This site suitability is constrained by a  history of mineral working, ground conditions, flood risk, constrained developable area and 
shape of the development area.  The majority of the site lies within flood zone 3a. There may also be issues arising out of the former 
use of the site for minerals excavation and making it suitable for accommodating residential development particularly.  In order for 
any housing scheme to come forward on the site, sequential and exception test will need to be carried out and the County Council, in 
their capacity as Minerals Planning Authority must not object to its development.

There are also significant wildlife issues on the site which will need to be overcome as well as potentially archaeological ones.  
Development of the site would have a potentially adverse affect on air quality (which would need to be mitigated against), and involve 
the loss of public open space, which would  require replacement provision.

Site is likely to become available within the next five years although it is not currently available for housing development.

Panel consensus suggests that the site is not achievable, principally due to high development costs associated with mitigating flood 
risk.  There is also likely to be some stigma attached to the site which would make the site unviable.

The site is available however, there are significant concerns relating to the suitability of the site, furthermore the Panel do not 
consider the site achievable, as a consequence the site has not been included in the SHLAA supply.

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 010221 Site Address: Land at Fosterville and Sandygate

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 18.12 Yield mid point: 544

Site Description:
The site is located immediately north of the centre of Kingsteignton. The land has previously been used for minerals extraction.  The 
site is relatively flat and a proportion of it forms part of the functional floodplain draining into the River Teign.  Land at Sandygate 
forms part of the potential larger ‘Northern Option’ which consists of a number of sites to the north of Newton Abbot.  Land within 
functional floodplain has not been included for the purposes of SHLAA.  The site in total amounts to 18.25ha but only 16.09 has 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:
The eastern boundary follows the Flood Zone 3b boundary and is in parts within this area.  The area of the site not within Flood Zone 
3b: functional floodplain  is within Flood Zone 1 (little or no risk).  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.  However, the site contains known foraging areas/ flight paths 
used by greater horseshoe bats from South Hams SAC (at Chudleigh Caves).  
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.    
Any grassland, scrub, woodland or hedges within the site may be used as bat flight paths/foraging areas or may be generating the 
insects that the bats eat.

NATURAL ENGLAND: high biodiversity, important Greater Horseshoe bat foraging route.  Some housing potential but may require a 
Habitats Regulations Assessment.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: As well as detailed bat surveys, standard "Extended Phase 1" and "Protected Species" surveys are needed.
The site incorporates Lappathorn Copse UWS (woodland).

Site occupied principally by an area of mature broadleaved woodland (Lappathorne Copse), an important landscape feature which 
should be protected. Woodland is also a buffer between Sandygate and the mineral extraction site. Small areas of flat low lying land 
could be suitable for development.

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

Site lies between a Roman Road and a group of prehistoric burial mounds. Possibility of survival of associated remains.

Application of PPG16 Condition for appropriate archaeological mitigation.

Landscape Character:
The site is not located within any defined landscape policy area. However, it is situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy ENV4).

Minerals Resources:
The site is within a Minerals Consultation Area but minerals extracted/land in process of restoration.  Consultation with the 
appropriate body is required.  However, the site is no longer required for mineral workings as these have already been extracted and 
the site filled in.  Therefore any development would not result in the sterilization of mineral sources.



Site Ref 010221 Site Address: Land at Fosterville and Sandygate

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 18.12 Yield mid point: 544

Air Quality:
Development of this site would have an indirect or direct impact on an existing Air Quality Management Area or would create a new 
Air Quality Management Area but no mitigation is possible. Development would introduce new receptors to an existing source of 
pollution and no mitigation would be possible as part of the development. However, if the landowner undertook PM10 (fine particles) 
monitoring for an agreed amount of time and this identified that the air quality objectives and EU limit values were being met, this 
could be reassessed. In the meantime, without any air quality data and in order to guarantee that the health of the residents is 
protected a precautionary approach must be taken.

Access to Public Transport:
The site is poorly-related to public transport and is not currently directly served by a bus service.  There is significant potential for 
providing public transport links to serve the site as part of the wider ‘Northern Option’ in the future.

Access to Services/Facilities:
Both Primary Schools are over 1200m away.  The nearest Post Office is on Exeter Rd and is approximately a 1000m away.  
Kingsteignton Medical Practice is 2000m away.  Teign School is 1600m.  The nearest supermarket: Tescos on Newton Road is 
within 3100m.

Land Status:
The site is greenfield under the Government’s definition but the land has previously been used for minerals working.

Constraints to Delivery:
Issues include land stability and air quality issues.

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 land currently used for public open space provision.

Loss of Employment:

The site is an ex-mineral site where the mineral has been fully worked, therefore there is no loss of employment land

Infrastructure Capacity:
The site is one of a number that, in combination, could be considered for an urban extension.  As such there will be a need for extra 
and improved infrastructure requirements to serve the extension as a whole.  This needs to be considered as each phase comes 
forward.  The sites should not be considered in isolation in terms of infrastructure requirements as this may prejudice the success of 
the overall extension in serving the needs of the community.

Highway Access:
There is poor pedestrian/cycle/bus access. The site has no access to the public highway which is appropriate. Access may need to 
be taken from 010224.

Pedestrian/Cycle Links:
Pedestrian and cycle links are poor in this location

Compatibility:
The site is remote.

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 or being 
marketed through a land agent.

Soonest Date Available: 31/03/2023

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:



Site Ref 010221 Site Address: Land at Fosterville and Sandygate

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 18.12 Yield mid point: 544

Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Comments of the Panel : 

Not considered achievable unless in major scheme.

Site seems very remote.

At this time not considered achievable.

Conclusion:

Suitability testing cites likely requirements for application of Appropriate Assessment in-light-of proximity to Bats SAC. There may be 
some archaeological remains onsite and as such PPG16 conditions should be applied.  The site lies within a Minerals Consultation 
Area although excavation has already taken place and the site is in the process of being restored (notwithstanding, redevelopment of 
the site will be subject to no objections being raised by Devon County Council as Minerals Planning Authority).  Development of the 
site is likely to have an adverse impact on air quality. The site is remote from existing services and facilities although this may be 
overcome if it were considered as part of a wider urban extension or cluster of sites capable of delivering a mixed-use development.

Submitted pro forma indicates that the site is not immediately available and that it is unlikely to come forward before 2023.

The Panel have some concerns regarding this site coming forward in isolation, principally as it feels remote from Kingsteignton and 
much of the land is at risk of flooding.  The site may be considered as part of a wider urban extension but should not be included 
within the SHLAA supply years 1-15.

The site is not considered achievable has significant suitability issues and is not available until 2023.  It has therefore not been 
included with the SHLAA supply.

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 010222 Site Address: Land at Higher Sandygate

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 5.37 Yield mid point: 161

Site Description:
The site is located immediately north of the centre of Kingsteignton, the land has previously been used for minerals extraction.  The 
site is relatively flat and a proportion of it forms part of the functional floodplain draining into the River Teign.  Land at Sandygate 
forms part of the larger ‘Northern Option’ which consists of a number of sites to the north of Newton Abbot in Teignbridge which it is 
envisaged will together comprise a sustainable urban extension to the Newton Abbot Sub-Regional 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:
A significant proportion of the site (approx 50%) lies within flood zone 3b and as such residential development would 
be considered unacceptable on the site.  Plans submitted by the landowner indicate that whilst some of the housing is proposed to 
be built in flood zone 3b, employment land will be brought forward on much of the land within 3b.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site lies within a Biodiversity Enhancement Area as defined in the Submission Draft Core Strategy, in accordance with policy 
CS26, development that would significantly compromise the special biodiversity of the site will be refused if the impact is adverse and 
harm cannot be mitigated.  The bat SAC (European site) is 1.5km away at Chudleigh and as such development could have an effect 
on this habitat an Appropriate Assessment will be required under EU Habitats Regulations.  The site is also potentially home to other 
protected European species such as dormice.  There is likely to be at least a moderate adverse affect on biodiversity arising from the 
development of this site.

The Ugbrooke stream is used by otters - the stream corridor with buffer zone should be protected.

NATURAL ENGLAND: high biodiversity, important Greater Horseshoe bat foraging route.  Some housing potential but may require a 
Habitats Regulations Assessment.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:

Built Environment:

Landscape Character:

Minerals Resources:

Air Quality:

Access to Public Transport:

Access to Services/Facilities:

Land Status:

Constraints to Delivery:

Source Protection Zone:

Open Space:

Loss of Employment:



Site Ref 010222 Site Address: Land at Higher Sandygate

Inset No: 9

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 5.37 Yield mid point: 161

Infrastructure Capacity:

Highway Access:

Pedestrian/Cycle Links:

Compatibility:

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 or being 
marketed through a land agent.

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 :

Conclusion:

Suitability testing indicates that over 50% of this site lies within Flood Zone 3b: functional floodplain.  As a consequence the site has 
been discounted from the SHLAA process.

Pro forma indicates that the site is not currently available but is likely to come forward between 2013-2018.

The advice of the Panel has not been sought on this site given that it has been discounted from SHLAA.

Site is available but cannot be considered suitable by virtue of high level of flood risk, no advice has been sought with regards to the 
sites achievability and as a consequence it has not been included within the SHLAA land supply.

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 010225 Site Address: Land at Teignbridge Meadows

Inset No: 13

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 9.21 Yield mid point: 276

Site Description:
THE WHOLE OF THIS SITE LIES WITHIN FLOOD ZONE 3B THEREFORE WOULD BE UNSUITABLE FOR RESIDENTIAL 
DEVELOPMENT.

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 within Flood Zone 3b and is therefore not suitable for residential development.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
No nature conservation designation but bordered by County Wildlife Sites along the Stover Canal and River Teign.  In an area likely 
to support dormice, be a bat feeding area and otter records on the River Teign.

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.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:

Built Environment:

Landscape Character:

Minerals Resources:

Air Quality:

Access to Public Transport:

Access to Services/Facilities:

Land Status:

Constraints to Delivery:

Source Protection Zone:

Open Space:

Loss of Employment:

Infrastructure Capacity:

Highway Access:

Pedestrian/Cycle Links:



Site Ref 010225 Site Address: Land at Teignbridge Meadows

Inset No: 13

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 9.21 Yield mid point: 276

Compatibility:

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 or being 
marketed through a land agent.

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 :

Conclusion:

Suitability testing as indicated that the entirety of the site lies within Flood Zone 3b: functional floodplain and as such it has been 
discounted.

Submitted pro forma indicates that the site will become available within the next five years (albeit towards the end of the first five year 
time band).

As this site has been discounted following initial suitability testing the views of the Panel have not been sought in respect of its 
achievability.

Site is available but not suitable, no indication has been given as to its achievability.  The site has been discounted and not included 
within the SHLAA supply.

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:

01.02.27

01.01.35

01.02.14

01.02.25
01.02.12

01.01.59 01.02.2801.01.45

01.02.30

01.01.59

01.02.32

0 175 35087.5 Meters

Area of Site (ha):

010227

Land at East Golds - North

Teigngrace

22.73

NOT DEVELOPABLE

01.02.27

Teignbridge Local Development Framework



Site Ref 010227 Site Address: Land at East Golds - North

Inset No: 13

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 20.00 Yield mid point: 600

Site Description:
The site amounts to 24ha but 4ha is within Flood Zone 3b and is the site area and yield have been amended to reflect this.

The site is located on the south west fringe of Kingsteignton outside the current settlement limits. The site is within the general 
direction of growth identified in the Teignbridge Core Strategy for the potential urban extension.  It is currently a working mineral site 
and is flanked to the west by Stover Canal and to the east by the River Teign. There is also a pond within the site.  Both east and 
west boundaries have significant tree cover and have wildlife interests.  The area to the immediate north-west is designated as a 
County Wildlife Site and is important for a number of legally protected species.  There are also known to be key dragonfly sites in the 
area.   The area is in Flood Zone 2 and 3 with the edges being in Flood Zone 3b, functional floodplain.

Planning history: Site was subject to the now withdrawn application for residential development 08/01374/MAJ

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 within Flood Zone 2 and 3a with the edges of the site being located in the functional floodplain, Flood Zone 3b.  The entire 
area is in the tidal flood extent 2004 and 2107 and the edges being in the tidal flood extent 2052. Therefore sequential and 
exceptions test would need to be carried out and a Flood Risk Assessment will be required.

The site has a pond within it and the canal running along the west boundary and the River Teign along the 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.

NATURAL ENGLAND: These sites have high biodiversity interest and a good potential for green infrastructure development. 
Development of part of the sites may be possible but considerable thought needs to be put towards what and how.  No problem in 
principle assuming biodiversity protected species and landscape issues addressed and green infrastructure provision included – and 
sustainable development achieved. Identifying the number of houses that could be delivered needs to be very conservative given the 
constraints and the potential to deliver green infrastructure and amenity to the local community.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  The adjacent River Teign is of SSSI standard for invertebrates and supports otter, a European protected species: bats are 
also likely to follow the river.  There must be no damage to the river, its banks, water quality or flow patterns.  A protective buffer zone 
is needed along both banks.
Part of the site is a CWS (along the western edge) for wetland habitats and grassland.  The River Teign along the eastern boundary 
is also CWS (of SSSI standard). Part of the site is a  Key Site of Local Importance for dragonflies.   Otters (EPS) use the river and 
the river corridor may also be important areas for bats, dormice, otters.  There is a pond which may be of value and the site is part of 
the Bovey Basin Strategic Nature Area in the RSS- habitat creation esp. for grazing marsh is sought.
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:
Whilst the site is not in or near a conservation area, there is a listed structure to the north west.  The site is located between the 
canal and the river and is very open. It is currently being worked.  Once extraction is completed the site would be subject to a ROMP 
scheme.

This site lies in an area of known archaeological potential associated with the clay extraction industry and the chance finds of 
significant waterlogged prehistoric and later artefacts.

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 
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formulate a response to any development in this area.

Landscape Character:
The site is not located within any defined landscape policy area. However, it is situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy ENV4).

Ex-mineral site with a requirement for landscape enhancement under the ROMP restoration.
Despoiled mineral site with large quarry and pond. River Teign corridor with mature trees forms east boundary with Stover Canal and 
historic railway and associated mature trees to the west. Areas of regenerated scrub/woodland to west and south boundaries with 
Old Exeter Road (Roman Road) and Listed canal bridge and buildings and Teign Bridge to the north, adjacent the site. The Teign 
corridor, canal and railway, mature trees and woodland should be protected, along with the settings of the Listed buildings/structures. 
The site is low lying and visually exposed in views from the Newton Abbot hills and high ground in Kingsteignton although enclosed 
from the immediate vicinity. The whole site is important to the setting and separation of the two settlements and particularly the Teign 
and canal/railway corridors. The site is isolated from other built development and the large expanse and need for land raising to avoid 
flood risk means that even low-rise buildings would have significant adverse impact.

Minerals Resources:
Site is currently being worked.  Consultation with the appropriate body is required to ensure no sterilization of mineral sources would 
take place.

Air Quality:
Development of this site would have an indirect or direct impact on an existing Air Quality Management Area, or would create a new 
Air Quality Management Area, but mitigation is possible. Development of the site would introduce new receptors to an existing source 
of pollution. However, mitigation would be possible as part of the development.

Regard will need to be given to the impact of PM10 dust particles caused by quarrying of any nearby land.

Access to Public Transport:
The site does not currently benefit from good access to public transport.  The nearest being 1100m away.  It is considered that local 
bus services could serve the area should suitable levels of development be considered.

Access to Services/Facilities:
Distance to nearest nursery/primary/community school (taken from a point in the middle of the site), St Michaels Primary School, 
Kingsteignton is approximately 2000m on foot.

Distance to nearest Local Centre/post office (taken from a point from the middle of the site) is approximately 2000m on foot. There 
are several large scale stores including a supermarket nearer but the Fountain has a number of services including a post office.

Distance to nearest health centre (taken from a point from the middle of the site) is in Newton Abbot, approximately 1850m away.

Distance to nearest secondary school (taken from a point from the middle of the site), Teign school is approximately 1550m away.

Distance to nearest district centre/superstore taken from a point from the middle of the site) is approximately 2100m.

Land Status:
The site is on an ex-mineral site there is a condition as part of the ROMP requiring restoration of the land.  Therefore the site is 
classed as greenfield under the PPS3 definition of previously developed land.

Constraints to Delivery:
The site does have a number of constraints.  Others not flagged up elsewhere are considered below.

• Contamination – Due to previous uses of the site
• Land stability - Due to previous uses of the site

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

Open Space:
No designated open space or recreation will be lost.  The edge of the site is a CWS and this should be retained

Loss of Employment:

The site is currently a working  mineral area.

Infrastructure Capacity:
The site is one of a number that, in combination, could be considered for an urban extension. As such there will be a need for extra 
and improved infrastructure requirements to serve the extension as a whole.  This needs to be considered as each phase comes 
forward.  The sites should not be considered in isolation in terms of infrastructure requirements as this may prejudice the success of 
the overall extension in serving the needs of the community. 
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It is considered that this could be addressed by developer contributions, although these maybe significant.

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 are no dedicated pedestrian or cycle links to the site

Compatibility:
According to the GIS, the site is predominantly in Flood Zone 3 with the entire site being in Flood Zone 2.  The western edge of the 
site is in Flood Zone 3b, the functional floodplain, and the other boundaries are located on the edges of this zone.  The site is also 
affected by tidal flood extents.  It is therefore considered that the site should not be considered for residential uses unless the 
sequential and exceptions tests of PPS25 can be satisfied.

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 or being 
marketed through a land agent.

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

Needs to be part of major scheme question viability with infrastructure and 50% Affordable housing.

Joint consideration with 010228. Extensive infrastructure investment and the sensitivity of the area would result in the site not being 
achievable.

Flood issues may hinder development.

Conclusion:

There are a number of suitability issues in relation to this site including it being located in Flood Zones 2 and 3 and sequential and 
exception tests needing to be carried out.  Furthermore, there are wildlife and archaeological constraints on the site which will require 
detailed site investigations prior to development. The site lies within a Minerals Consultation Area and is currently being worked.  
Consultation with the County Council will need to be carried out in their capacity as Minerals Planning Authority.  Previous minerals 
working also means land stability and contamination issues will have to be overcome.  

Site is likely to become available towards the end of the first five year time band.

Panel have some concerns as to whether this site is achievable or not. A common view was that were the site to come forward it 
would have to be part of a wider development option and could not be considered in isolation.  High development costs are alluded to 
in-light-of infrastructure and affordable housing requirements as well as overcoming flooding constraints.  Following further 
consideration at a Panel meeting it was felt that the site cannot be considered achievable as a result of high development costs 
(mostly as a result of flooding issues and likely S106 requirements).

Site is available but its suitability and achievability as an individual site is questionable and as such the site has not been included 
within the SHLAA supply at this stage.  Following review, it may be appropriate to consider including the site as part of a wider urban 
extension, where there may be scope to overcome high costs associated with providing necessary infrastructure and flood mitigation 
measures as part of a wider, more comprehensive scheme.

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 Description:
The site is located on the south fringe of Kingsteignton outside the current settlement limits, although the site forms part of the 
potential northern option.  It is currently a working mineral site with a number of buildings and structures on it.  The site is flanked to 
the west by Stover Canal and to the east by the River Teign.  Both east and west boundaries have significant tree cover and have 
wildlife interests.  The area to the immediate west and south west is designated as a County Wildlife Site and Local Nature Reserve, 
important for a number of legally protected species.  There are also known to be key dragonfly sites in the area.  The area to the 
north east beyond the river has also been designated a County Wildlife Site.

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:
Most of the site appears to be in Flood Zone 1, although part is within Flood Zone 2 and 3 with the edges in the functional floodplain, 
Flood Zone 3b.  It also indicates that most is in the tidal flood extent 2107 and the edges being in the tidal flood extent 2052.   
Therefore part of the site would require sequential and exceptions tests to be carried out and a Flood Risk Assessment will be 
required.

The site has the Stover Canal running along the west boundary and the River Teign along the 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.

• The western fringes of the site have been designated as a County Wildlife Site and Local Nature Reserve.  There is also an area 
possibly within the site that is a Confirmed Key Site of Local Importance designated for its dragonfly interest.  
• To the north east just beyond the river is another CWS
• The trees along and within the County Wildlife Site and the river corridor may also be important areas for bats, dormice, otters.  All 
are noted to use the area and appropriate surveys will be required.  This area designated as wildlife corridors in the Revised Deposit 
Local Plan.

Part of the Bovey Basin Strategic Nature Area in the RSS (Biodiversity Enhancement Area in the Core Strategy) - habitat creation 
esp. for grazing marsh is sought.

NATURAL ENGLAND: These sites have high biodiversity interest and a good potential for green infrastructure development. 
Development of part of the sites may be possible but considerable thought needs to be put towards what and how.  No problem in 
principle assuming biodiversity protected species and landscape issues addressed and green infrastructure provision included – and 
sustainable development achieved. Identifying the number of houses that could be delivered needs to be very conservative given the 
constraints and the potential to deliver green infrastructure and amenity to the local community.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09:  The adjacent River Teign is of SSSI standard for invertebrates and supports otter, a European protected species: bats are 
also likely too follow the river.  There must be no damage to the river, its banks, water quality or flow patterns.  A protective buffer 
zone is needed along both banks.
Part of the site is a CWS (along the western edge) for wetland habitats and grassland.  The River Teign along the eastern boundary 
is also CWS (of SSSI standard). Part of the site is a  Key Site of Local Importance for dragonflies.   Otters (EPS) use the river and 
the river corridor may also be important areas for bats, dormice, otters.  There is a pond which may be of value and the site is part of 
the Bovey Basin Strategic Nature Area in the RSS- habitat creation esp. for grazing marsh is sought.
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.
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Built Environment:
Whilst the site is not in or near a conservation area, there is a listed structure to the south west and it has a number of buildings in 
association with the mining operations.  It is screened from the main road, although there are views into the site from some higher 
vantage points, such as the Jetty Marsh housing development on Knowles Hill.

This site lies in an area of known archaeological potential associated with the historic clay extraction industry - including industrial 
buildings and machinery.

Landscape Character:
The site is not located within any defined landscape policy area. However, a small part of the site is situated in the Countryside area 
defined on the Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy ENV4).

Ex-mineral site with a requirement for restoration on cessation of working. The site is dominated by large scale industrial buildings 
which have a visual impact in the wider environment. The site contains office buildings, roads and internal planting. The River Teign 
corridor has mature tree cover and runs along the north boundary, while the historic Stover Canal and railway with equally mature 
tree cover run to south boundary. There is woodland along the east boundary. Low lying site visually exposed from hills in Newton 
Abbot and high ground in Kingsteignton but enclosed from immediate vicinity. River Teign corridor and canal/railway with associated 
trees and woodland important to the setting and separation of both settlements and should be protected. The replacement of existing 
buildings with low-rise development would be an enhancement and development should not have a significant adverse impact.

Minerals Resources:
The site mainly contains buildings in relation to the mineral workings and the site adjacent is currently being worked.   Consultation 
with the appropriate body is required to ensure no sterilization of mineral sources would take place.

Air Quality:
Development of this site would have an indirect or direct impact on an existing Air Quality Management Area, or would create a new 
Air Quality Management Area, but mitigation is possible. Development of the site would introduce new receptors to an existing source 
of pollution. However, mitigation would be possible as part of the development subject to appropriate tests and measures.

Access to Public Transport:
Taken from a point in the middle of the site the bus stop is just over 400m away.

Access to Services/Facilities:
Distance to nearest nursery/primary/community school (taken from a point from the middle of the site) St Michaels Primary School, 
Kingsteignton is approximately 1300m.

Distance to nearest Local Centre/post office (taken from a point from the middle of the site) is approximately 1300m. There are 
several large scale stores including a supermarket nearer but the Fountain has a number of services including a post office.

Distance to nearest health centre (taken from a point in the middle of the site) Newton Abbot has the nearest health centre 
approximately 1050m away.

Distance to nearest secondary school (taken from a point in the middle of the site) Teign school is approximately 2500m away.

Distance to nearest district centre/superstore (taken from a point from the middle of the site) is approximately 700m.

Land Status:
The site is an existing mineral site which would be subject to a ROMP scheme with a requirement to restore the land. The site could 
therefore not be regarded as brownfield under the Government’s definition .

Constraints to Delivery:
The site does have a number of constraints.  Others not flagged up elsewhere are considered below.

• Contamination – Due to previous uses of the site
• Land stability - Due to previous uses of the site

Source Protection Zone:
From the information accessible on the GIS systems the site does not appear to lie within a source protection zone.

Open Space:
No designated open space or recreation will be lost.  The edge of the site is a CWS and this should be retained.

Loss of Employment:

The site is currently a working  mineral area.

Infrastructure Capacity:
The site is one of a number that, in combination, could be considered for an urban extension. As such there will be a need for extra 
and improved infrastructure requirements to serve the extension as a whole.  This needs to be considered as each phase comes 
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forward.  The sites should not be considered in isolation in terms of infrastructure requirements as this may prejudice the success of 
the overall extension in serving the needs of the community.

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

Pedestrian/Cycle Links:
Pedestrian and cycle links are to the south

Compatibility:
There is no other residential near 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 or 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 :

Comments of the Panel :

Needs to be part of major scheme question viability with infrastructure and 50% Affordable housing.

Joint consideration with 010227. Extensive infrastructure investment and the sensitivity of the area would result in the site not being 
achievable.

Flood issues may hinder development.

Conclusion:

There are a number of suitability issues in relation to this site including it wildlife and archaeological constraints on the site which will 
require detailed site investigations prior to development.  The site lies within a Minerals Consultation Area and is currently a working 
site.  Consultation with the County Council will need to be carried out in their capacity as Minerals Planning Authority.  Previous 
minerals working also means land stability and contamination issues will have to be overcome.  Part of the site is also in areas of 
high flood risk.

Site is likely to become available towards the end of the first five year time band.

Initially there was no consensus from the Panel as to whether this site was achievable or not. Most felt that were the site to come 
forward it would have to be part of a wider development option and could not be considered in isolation.  High development costs 
were alluded to in-light-of infrastructure and affordable housing requirements as well as overcoming flooding constraints.  Following 
further consideration at a Panel meeting it was resolved that the site should not be included within the SHLAA supply.

Site is available but its suitability and achievability as an individual site is questionable and as such the site has not been included 
within the SHLAA supply at this stage.  Following review, it may be appropriate to consider including the site as part of a wider urban 
extension, where there may be scope to overcome high costs associated with providing necessary infrastructure and flood mitigation 
measures as part of a wider, more comprehensive scheme.

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 Description:
This small site situated to the north of Kingsteignton is currently used for storage and animal kennels.

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.  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.  However, the site is within a known foraging area/flight path used 
by greater horseshoe bats from South Hams SAC (at Chudleigh Caves).  

A Habitat Regulations Appropriate Assessment will be needed.  This should take account of the cumulative 'in-combination' effect of 
other development at Chudleigh and Kingsteignton.  Development will be illegal unless any "Likely Significant Effect, alone or in-
combination," is fully mitigated/ compensated.  The precautionary principle applies.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:
May 09: As well as detailed bat surveys, standard "Extended Phase 1" and "Protected Species" surveys are 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 within 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 ENV4).

Minerals Resources:
The site does not lie within but is adjacent to a Minerals Consultation Area.

Air Quality:
Development of this site may have no impact on air quality or an Air Quality Management Area.  Further consultation may be 
required.

Access to Public Transport:
The closest bus stop is over 1200m away at Five Lanes, Kingsteignton.  The number 2 service links Kingsteignton with Newton 
Abbot every 20 minutes.

Access to Services/Facilities:
Rydon Primary School is around 2500m from the site.  The nearest post office in Kingsteignton is marginally over 1200m.  
Kingsteignton Medical Centre is around 2400m from Woodlands.  Teign School is around 1800m away.  There is a Tescos 
supermarket at Newton Road around 3500m away.

Land Status:
The site is part greenfield part brownfield.

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.
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Source Protection Zone:
The site lies within 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:

The site is currently used for storage and animal kennels.

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 cannot be directly accessed from the existing highway. It is questionable how easy or financially viable it may be to secure 
adequate highway access to the site in accordance with County or Manual for Streets standards.  Developer contributions may 
however be able to overcome this

Pedestrian/Cycle Links:
Links are non-existent at present.  Additional links could be provided.

Compatibility:
The site is distinctly separate from the existing built extent of Kingsteignton with Sands Copse acting as a barrier between it and the 
Woodlands residential area.

Site Availability:

Is the Site Immediately Available:
The submitted pro forma indicates that the site is available before the end of March 2009 although it is not currently for sale and 
being marketed.  The site is not subject to an option or in the ownership of a developer.

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 the site was remote with no suitable access.

Conclusion:

In conclusion, this site has been excluded because there is no access.

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 010306 Site Address: South of Aller Bridge, Kingskerswell

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 8.20 Yield mid point: 246

Site Description:
The site is a large site located on the north western periphery of Kingskerswell.

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 majority of this site is within the functional flood plain for Kingskerswell (Flood Zone 3b) and is not suitable for residential 
development.

0.03ha of the site is within Flood Zone 3a and PPS25 states that housing should only be considered in this location if there are no 
other more suitable sites for housing in lower flood risk areas.  

Were housing to be located on any of the land within Flood Zone 3a the exception test would have to be passed to justify its 
development.  A Flood Risk Assessment would be required alongside any planning application which is submitted for this site to 
address surface water drainage and flood risk.

The remainder of the site (0.56ha) 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 an Unconfirmed Wildlife Site described as marshy grassland and may well be of County Wildlife Site quality. It is within 
250 metres of a breeding Cirl Bunting record.  The Aller Brook has records of otters and the site is an activity area for lesser 
horseshoe bats.  Barn owls are present in the vicinity and it is suitable feeding habitat for them. There may be scope for a small 
amount of development if this avoids loss of important habitat and impacts on protected species.

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.

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:

Built Environment:

Landscape Character:

Minerals Resources:

Air Quality:

Access to Public Transport:

Access to Services/Facilities:

Land Status:

Constraints to Delivery:

Source Protection Zone:

Open Space:
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Loss of Employment:

Infrastructure Capacity:

Highway Access:

Pedestrian/Cycle Links:

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: 31/03/2008

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 : 

Flood risk.

Conclusion:

Suitability testing indicates that the site is within Flood Zone 3b: functional floodplain and as such the site has been discounted.

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

Whilst the site has been discounted and as such the Panel do not need to comment on the site's achievability various members have 
expressed concern that the site is not achievable in view of its location within the floodplain.

The site is not suitable or achievable given flooding constraints and as such the site has been discounted from the SHLAA.

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:

01.03.38

01.03.07

01.03.41

0 70 14035 Meters

Area of Site (ha):

010307

Land off Edginswell Lane

Kingskerswell

1.42

NOT DEVELOPABLE

01.03.07

Teignbridge Local Development Framework



Site Ref 010307 Site Address: Land off Edginswell Lane, Kingskerswell

Inset No: 20

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 1.42 Yield mid point: 57

Site Description:
This medium-sized greenfield site lies to the south of the built up area of Kingskerswell.

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.  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:  Two fields in 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 within a Conservation Area and there are no listed buildings near to the site.

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

Landscape Character:
The site is located within the 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 ENV4).

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

Air Quality:
The site is not within an Air Quality Management Area but the main road through Kingskerswell is and any additional traffic will have 
to join the highway network in the Air Quality Management Area so some form of mitigation will be required as part of this 
development. 

The construction of the Kingskerswell by-pass may resolve this, but at the same time it could shift the problem to a different location, 
especially if the junction with Hamelin Way is controlled by traffic lights

Access to Public Transport:
The closest bus stop is at Huxley Vale nearly 900m from this site.  Services are infrequent with just two buses running per day from 
the stop.  More frequent services can be accessed from the Torquay Road but this is further from the site.

Access to Services/Facilities:
The site is between 600-1200m from the nearest primary school on Coffinswell Lane.
The site is less than 800m away form the Nearest Local Centre/post office on Fore Street.
The site is less than 1000m from nearest health centre on School Road.
The nearest secondary schools are in Newton Abbot and Torquay, both over 3000m away from the site.
The nearest district centre is in Newton Abbot, which is over 4000m away from the site. The nearest supermarket is at The Willows, 
Torquay, between 2000-4000m away from the site.
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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 open space and recreation area.

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:
There are a series of agricultural accesses into the different fields, mostly with poor visibility. Edginswell Lane narrows and is single 
track in places with passing only possible in limited places.

The construction of the South Devon Link Road will have major implications for the local road network.

The road network to the site consists mainly of narrow single width roads without pavements. To upgrade the roads would require 
substantial investment and include land outside the control of the site promoter. In some instances it may not be possible to make 
the necessary improvements.

Pedestrian/Cycle Links:
There is a footpath along part of Edginswell Lane but it disappears at the point where the road narrows. The footpath link along Yon 
Street, which links back to the village centre, consists of a white line in the road providing demarcation, but cars do drive across it if 
vehicles are coming in the opposite direction. There are no cycle links.

Development of this site would enable the creation of a footpath and wider road along Edginswell Lane. Construction of the by-pass 
may also result in general road improvements within the locality.

Compatibility:
The area surrounding the site is essentially rural in character at present.  Further potential development sites have however been 
promoted through the SHLAA.

Site Availability:

Is the Site Immediately Available:
The submitted pro forma indicates that the site is likely to be available before the end of March 2014.  The site is not currently for 
sale but it is subject to an option by a developer.

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 there was no suitable access available to the site.

Conclusion:
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The site is considered to be suitable because there are no significant policy, flooding or biodiversity issues. The site is located in a 
broad area of search. Development would contribute towards the creation of sustainable mixed communities. However, the site does 
not have suitable access.

The pro forma indicated that the site is available before the end of March 2014.

The Panel comment that the site has no suitable access and therefore is not achievable. 

In conclusion, the site is suitable and available, but not achievable. The site is not developable because there is no access.

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 010308 Site Address: The Saw Mill, Kingskerswell

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 4.89 Yield mid point: 147

Site Description:
The site largely comprises of pasture land. The Aller Brook runs through the southern part of the site. There are some trees next to 
the Aller Brook and to the north of the site.  The Kingskerswell Primary School is located to the north of the site and a sawmill to the 
north west.

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 Aller Brook traverses the southern section of the site East to West. The brook and its immediate environ is within Flood Zone 3b 
( 0.97ha). Although this does not account for a large proportion of the site, it would need crossing if access is sought from the 
southern side of the site.

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:
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 CWS and much of the rest in an OSWI (grassland with wet influence).  About half the 
site is within a 2003 cirl bunting breeding territory.  A cluster of pipistrelle bat roosts nearby.  Aller Brook runs through site with reed 
margins and may support otter.  
Ecological assessment of impact is needed plus appropriate suite of mitigation/compensation measures (including financial 
compensation for loss of cirl territory).   Standard "Extended Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
The site is not within a Conservation Area and there are no listed buildings near to the site.

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

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

Landscape Character:
The site is not located within any defined landscape policy area. However, it is situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy ENV4).

The site includes south west facing slopes above the Aller Brook between 25-45m AOD the stream corridor with mature trees and a 
small area of north facing slopes on the opposite site of the Aller Brook valley. The stream corridor with trees should be retained as 
open space. Hedgerows to the north boundaries with mature trees and to the south along Daccombe Mill Lane should be retained. 
The setting of Daccombe Mill (Listed building) and edge of the AGLV to the east should be retained with a landscape buffer between 
and development should not extend onto steep slopes to the north east adjacent to the AGLV

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

Air Quality:
The site is not within an Air Quality Management Area but the main road through Kingskerswell is and any additional traffic will have 
to join the highway network in the Air Quality Management Area so some form of mitigation will be required as part of this 
development. 

The construction of the Kingskerswell by-pass may resolve this, but at the same time it could shift the problem to a different location, 
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especially if the junction with Hamelin Way is controlled by traffic lights

Access to Public Transport:
The closest bus stop is on Jurys Corner, well within 400m of this site.  The 66 service operates hourly between Brixham (via Torquay) 
and Newton Abbot.

Access to Services/Facilities:
The site is under 400m from the nearest primary school on Coffinswell Lane.
The site is less than 400m away form the Nearest Local Centre/post office on Fore Street.
The site is less than 600m from nearest health centre on School Road.
The nearest secondary schools are in Newton Abbot and Torquay, both over 3000m away from the site.
The nearest district centre is in Newton Abbot, which is over 4000m away from the site. The nearest supermarket is at The Willows, 
Torquay, between 2000-4000m away from the site.

Land Status:
The site is wholly greenfield.

Constraints to Delivery:
Noise may be an issue if the Kingkerswell bypass were to be built as the proposed route of the bypass runs through the centre of the 
site. Otherwise 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 open space and recreation area.

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:
There is no obvious point of vehicular access that may be suitable to serve the potential scale of development on this enlarged site.

There are potentially capacity issues arising from locating further development in the Kingskerswell area ahead of the South Devon 
Link Road being delivered.

Pedestrian/Cycle Links:

Compatibility:
Subject to more detailed issues raised elsewhere through suitability testing, there are no significant compatibility issues arising from 
this site coming forward for housing.

Site Availability:

Is the Site Immediately Available:
Confirmation has been received from agents acting on behalf of the landowner that the site remains available for development.

The site will be released in two phases, the first (land off Embury Close) is immediately available.  A second, will be released upon 
completion of the South Devon Link Road.

Soonest Date Available: 31/03/2009

Rural Exception Site:

Large Property/Sub-Division:

Site Achievability:
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Is there a reasonable prospect the site will be developed ?

Comments of the Panel :

Panel comment that there is no obvious point of vehicular access to the site.  Not developable.

Conclusion:

Since the 2008 SHLAA it is understood this site is under new ownership. Revised details for the site for this SHLAA review indicate 
the size of the site now being put forward has almost doubled in size. 

There is no obvious suitable means for vehicular access, and access from the south would require a crossing over Aller Brook. For 
these reasons the SHLAA Panel consider that the site is not developable since development could not be achieved.

The site is considered to be suitable. The site falls within a broad area of search for assessment of sites, where development  may 
contribute towards the creation of sustainable mixed communities. The site is however traversed by the Aller Brook, with Flood Zone 
3b affecting a small part of the site. The whole site is located within a Cirl Bunting CWS. Nevertheless, there are no other significant 
suitability issues.

The agent for the landowner confirms that the site is available, but would be released in two phases. The first phase being the land 
off Embury Close. The second phase for the remainder would  only occur on completion of the South Devon Link Road.

The Panel comment that the site is developable, subject to suitable access. The portion of the site affected by flooding could be used 
as 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.

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 010316 Site Address: Land south of Kingskerswell Road

Inset No: 20

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 7.83 Yield mid point: 235

Site Description:
The site consists of a series of agricultural fields which slope down from north to south and are located on the administrative 
boundaries of Teignbridge and Torbay. The Willows development is almost abutting the boundary although there is a large drop in 
levels between the road along the eastern boundary and the rear of the new properties in The Willows.

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.  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:  Large area of farmland in cirl bunting wintering zone, with cirl breeding territory very close to northern tip of site.  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 land to the east is already developed for housing on a large scale, mostly within the last 5 years and of no historic merit. The site 
is bounded by agricultural land on its other sides.

DCC Historic Environment Service: No anticipated archaeological impact.

Landscape Character:
The site is located within an Area of Great Landscape Value policy areas. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy ENV4).

At a Public Inquiry into the Local Plan the Inspector stated that 'development of the site would constitute a significant incursion into 
the countryside and would be seriously harmful to the rural character and appearance of the locality. In addition, the open land 
between Kingskerswell and Torquay would be eroded.'

Minerals Resources:
The site is not 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 1700m from the nearest bus stop on Torquay Road, which is served by the regular No.12 bus service 
between Newton Abbot and Torbay.

Access to Services/Facilities:
The nearest primary school is over 1200m away from the site on Coffinswell Lane.
The nearest Local Centre/post office is between 800m and 1600m away in Fore Street.
The nearest health centre is between 1000m and 2000m away on School Road.
The nearest secondary schools are in Newton Abbot and Torquay, both over 3000m away from the site.
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The nearest district centre is in Newton Abbot, which is over 4000m away from the site. The nearest supermarket is at The Willows, 
Torquay, between 1700m - 2000m away from the site.

Land Status:
The site is Greenfield.

Constraints to Delivery:
The topography of the site will need to be considered

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 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 to the site is via Kingskerswell Road, a narrow steeply sloping lane with passing places which connects one of the back 
routes into Kingskerswell from Torquay down to the junction at Scotts Bridge for the A3022, the main road into Torquay.

Torbay Council will need to be consulted for access from the highway.

Pedestrian/Cycle Links:
There are no pedestrian or cycle links to the site along Kingskerswell Road and no opportunity to improve this situation along the full 
length of the road without land outside of the proposed site.

There are dedicated footpaths and cycle links along the A3022 so if a solution could be found then new links could connect the site 
up to the existing network.

Compatibility:
The use of the site for housing would be compatible with the neighbouring development at The Willows, although the topography and 
finished layout of the houses means that the sites are unlikely to be linked other than possibly through pedestrian routes.

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 :

Major access and infrastructure issues.

Discounted as development costs would prove to be too great.

Prominence, access and infrastructure issues.
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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 indicates that this site 
has more of a direct relationship with the built extent of the western fringes of Torbay than it does with Kingskerswell.  Furthermore, 
topography is likely to be an issue given the sloping nature of the site.  Currently access is poor, both in terms of pedestrian and 
highway.

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

Panel consensus that the site is not achievable due to high access and infrastructure costs.

Site is available but is not achievable, there are also question marks over its suitability.  As a consequence it has not been included 
within the SHLAA supply.

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 010318 Site Address: West of sewage works, Kingskerswell

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 2.00 Yield mid point: 60

Site Description:
The site is a level strip of land located between the former sewage site (01.03.01) and the railway line between Newton Abbot and 
Torbay. The Aller Brook runs through the site and the area is the functional flood plain for the brook. There is little of note on the site 
with sparse vegetation, mainly hedges along the boundary and occasional trees along the brook. The northern part of the site is a 
marshy area and there is no indication that the land is utilised for any agricultural purposes. It may provide grazing 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 in Flood Zone 3b, a functioning flood plain for the Aller Brook and cannot be considered for housing.  Only uses within 
Table D2 in Annex D of PPS25 can be considered.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
This is an Unconfirmed Wildlife Site described as marshy grassland and may well be of County Wildlife Site quality. The site has 
records of Cirl Buntings. 
 There are records of otters on the Aller Brook, this is an activity area for lesser horseshoe bats and likely barn owl feeding area.  It is 
within 250 metre of breeding Cirl Bunting records.

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:

Built Environment:

Landscape Character:

Minerals Resources:

Air Quality:

Access to Public Transport:

Access to Services/Facilities:

Land Status:

Constraints to Delivery:

Source Protection Zone:

Open Space:

Loss of Employment:

Infrastructure Capacity:

Highway Access:



Site Ref 010318 Site Address: West of sewage works, Kingskerswell

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 2.00 Yield mid point: 60

Pedestrian/Cycle Links:

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 or 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 :

Conclusion:

The site is within Flood Zone 3b: functional floodplain and has therefore been discounted on flood risk grounds. There are also 
biodiversity issues including records of otters on the Aller Brook, an area of activity for lesser horseshoe bats and likely barn owl 
feeding area.  It is within 250 metre of breeding Cirl Bunting records.  T

Site is likely to become available between April 2008 and March 2009.

As the site is considered unsuitable it has not been considered by the Panel in terms of its achievability.

Site is available but has been discounted through suitability testing on flood risk grounds.  The site has therefore not been included 
within the SHLAA supply.

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 010319 Site Address: Aller Cross

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 3.38 Yield mid point: 101

Site Description:
The site is a large agricultural field located between Old Newton Road and the main rail line between Newton Abbot and Torbay. The 
land slopes down west to east from Old Newton Road, except for a small humped area in the southern part of the site and also one in 
the northwest corner. There are shrubs, trees and hedges along the boundary with Old Newton Road, small trees on the northern 
boundary, conifers on the southern boundary and nothing along the eastern boundary. There are small clumps of trees dotted around 
the site.

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 within Flood Zone 2 and 3a, 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 is a lesser horseshoe bat roost nearby and this is a core feeding area. 
The whole site is within a cluster of cirl bunting territories.  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 is a Listed Buildings in close proximity.

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

Landscape Character:
The site is not located within any defined landscape policy area. However, it is situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy ENV4).

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

Air Quality:
The site is not within an AQMA but the main road through Kingskerswell is and any additional traffic will have to join the highway 
network in the AQMA so some form of mitigation will be required as part of this development.

If the by-pass is built it may have implications for air quality in this area.

Access to Public Transport:
The nearest bus stop is over 800m away from the site on Coles Lane.

Access to Services/Facilities:
The nearest primary school is over 1250m away from the site on Coffinswell Lane.
The nearest Local Centre/post office is between  800-1600m away in Fore Street.
The nearest health centre is between 1000-2000m away on School Road.
The nearest secondary schools are in Newton Abbot and Torquay, both over 3000m away from the site.

The nearest district centre is in Newton Abbot, which is over 4000m away from the site. The nearest supermarket is at The Willows, 
Torquay, between 2000-4000m away from the site.



Site Ref 010319 Site Address: Aller Cross

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 3.38 Yield mid point: 101

Land Status:
The site is greenfield

Constraints to Delivery:
Infrastructure provision and proximity to the railway.

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 would be required, the site is away from the settlement and services and may require significant developer 
contributions.

Highway Access:
DMRB standards apply. There is poor pedestrian/cycle/bus access.

Pedestrian/Cycle Links:
There are no footpaths or cycle links.

Compatibility:
The site is greenfield, it does not adjoin the development boundary of Kingskerswell and is not well related to the main settlement 
due to the railway line providing a barrier and preventing any direct links with the existing built environment. It is unlikely that the 
Council will seek extensive development to the south of Kingskerswell due to the highway network being narrow, poorly aligned and 
unsuitable for accommodating any significant increase in traffic movements.

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 :

This site has 3 Cirl Bunting territories and there is a bat roost nearby. However these issues could be resolved through mitigation. 
The Panel agreed that development of this site is reliant on the Kingskerswell bypass. Therefore development would only be 
achievable in years 15+.

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.  Further suitability testing has highlighted 
a number of concerns including biodiversity and flood risk both of which could potentially be major issues.  The site is also separated 
from the built extent of Kingskerswell by the railway line which forms a clear boundary to the village and is some distance to any real 
services.

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

Testing has highlighted that suitability is a major issue.  Furthermore, the Panel agreed that development of this site is reliant on the 



Site Ref 010319 Site Address: Aller Cross

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 3.38 Yield mid point: 101

Kingskerswell bypass. Therefore development would only be achievable in years 15+.

Site is available but there are a number of areas of concern in regard to suitability and achievability.  This site has therefore not been 
included within the SHLAA.

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 010323 Site Address: land north of Coventry Farm, Kingskerswell

Inset No: 20

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 2.57 Yield mid point: 77

Site Description:
The site comprises of agricultural land,  with a hedgerow passing through the site and a large tree located in near the middle. A high 
pressure gas pipline passes through the site.

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.  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:  Large field in 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:
There are no listed buildings on or near the site and it is not within a Conservation Area.

The predominant character of the area is low density bungalows. New development is unlikely to impact adversely on the character 
of the built environment.

The only structure of note is the stone boundary wall running from Southey Lane onto Torquay Road. There should not be any threat 
to its removal as an access point in this location would be dangerous and impractical due to the difference in levels.

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 within an Area of Great Landscape Value  policy areas. It is also situated in the Countryside area defined on the 
Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy ENV4).

The land rises from 40m adjacent to the road to 70m AOD on the ridge above Coventry Farm. The ridge lies within AGLV and forms 
a visual break between Kingskerswell and Torquay. It should be retained as open landscape. The north facing (towards 
Kingskerswell) slopes adjacent to the housing at Charles Road have potential for development. Hedgerows with hedgerow trees to 
the west, south and east boundaries and dividing the site should be retained.

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

Air Quality:
The site is not within an AQMA but the main road through Kingskerswell is and any additional traffic will have to join the highway 
network in the AQMA so some form of mitigation will be required as part of this development. 

The construction of the Kingskerswell by-pass may resolve this, but at the same time it could shift the problem to a different location, 
especially if the junction with Hamelin Way is controlled by traffic lights



Site Ref 010323 Site Address: land north of Coventry Farm, Kingskerswell

Inset No: 20

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 2.57 Yield mid point: 77

Access to Public Transport:
The site is less than  400m away from the nearest bus stop on Newton Road, outside Manor Road and also Coventry Farm, on the 
route of the no.12 bus service between Newton Abbot and Torbay.

Access to Services/Facilities:
The nearest primary school is over 1200m away from the site on Coffinswell Lane.

The nearest Local Centre/post office is between  800-1600m away in Fore Street.

The nearest health centre is between 1000-2000m away on School Road.

The nearest secondary schools are in Newton Abbot and Torquay, both over 3000m away from the site.

The nearest district centre is in Newton Abbot, which is over 4000m away from the site. The nearest supermarket is at The Willows, 
Torquay, between 2000-4000m away from the site.

Land Status:
The site is greenfield.

Constraints to Delivery:
There are no known issues relating to land stability or land contamination that would prevent this site being delivered.

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

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

Loss of Employment:

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

Infrastructure Capacity:
It is likely that further infrastructure would be required; this though may be achievable by developer contributions.

Highway Access:
There is no suitable point of access to the site. It may be access could be taken from the north east.

Pedestrian/Cycle Links:
There is a footpath and cycle lane running along Newton Road. There are no links likely onto the main road so this development 
would not connect up to the existing network.

Compatibility:
Residential development of the site would be compatible with surrounding uses to the north but there may be issues with the 
proximity of the industrial units at Coventry Farm to the southwest.

Site Availability:

Is the Site Immediately Available:
Submitted pro-forma indicates that the site is not immediately available.

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 :



Site Ref 010323 Site Address: land north of Coventry Farm, Kingskerswell

Inset No: 20

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 2.57 Yield mid point: 77

Comments of the Panel : 

Major access and infrastructure issues which if solved make it achievable.  The site was re-presented to the Panel as part of the 
2009 SHLAA and considered to be not developable still given continued concerns in regards to accessing the site.

Conclusion:

Suitability testing identifies no major constraints. The site is not within an AQMA but the main road through Kingskerswell is and any 
additional traffic will have to join the highway network in the AQMA so some form of mitigation will be required as part of this 
development.  Issues may be overcome through delivery of the South Devon Link Road.  Accessing the site would be potentially 
difficult given that Devon County Council as Highways Authority are resistant to new access spurs off the Newton Road.

Site is considered likely to become available between 2013 and 2018.

The Panel reassessed the site as part of the 2009 SHLAA. The Panel reached consensus that the site area should be reduced from 
6.8 hectare to 2.57 hectare. The site does not have access and therefore remains not developable. 

The site is available however, there are some concerns relating to the suitability of the site. The Panel do not consider the site 
achievable, as a consequence the site has not been included in the SHLAA supply.

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 010324 Site Address: South of Sewage works, Kingskerswell

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.52 Yield mid point: 21

Site Description:
The site as a whole is above the threshold for assessments as part of the SHLAA, but when the area within Flood Zone 3b is taken 
out it leaves only 0.13ha, below the threshold referred to in the draft methodology.

The site is next to the Aller Brook and three quarters of the site is within the functional flood plain for the site. The remainder slopes 
up towards the access lane on the northeast boundary. That lane is single track and also serves the former sewage works site. The 
land is currently used as a paddock and is bounded by hedgerows.

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:
Over two thirds of the site are within Flood Zone 3b, as a functioning flood plain for the Aller Brook and cannot be considered for 
housing. The north east corner of the site (0.13ha) is outside the high risk flood areas and a pragmatic decision needs to be made 
regarding whether the assessment should be continued in light of the available area.

DISCOUNT SITE FLOOD RISK:

Biodiversity:
The site has records of Cirl Buntings. There are no other records of protected wildlife or landscape designations shown on the GIS 
maps.

The site is part of an Unconfirmed Wildlife Site but this horse pasture has little botanical interest but the hedges may be of value to 
Cirl Buntings.  Part of a lesser horseshoe bat and barn owl activity area.

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

DISCOUNT SITE BIODIVERSITY:

STAGE B:

Detailed Biodiversity Comments:

Built Environment:

Landscape Character:

Minerals Resources:

Air Quality:

Access to Public Transport:

Access to Services/Facilities:

Land Status:

Constraints to Delivery:

Source Protection Zone:

Open Space:

Loss of Employment:

Infrastructure Capacity:



Site Ref 010324 Site Address: South of Sewage works, Kingskerswell

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.52 Yield mid point: 21

Highway Access:

Pedestrian/Cycle Links:

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 or 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 :

Conclusion:

The majority of the site is within Flood Zone 3b: functional floodplain and is unsuitable for residential development. There are also 
biodiversity issues and concerns.  The site has been discounted on flood risk grounds.

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

As the site is considered unsuitable it has not been considered by the Panel in terms of its achievability.

Site is available but has been discounted through suitability testing on flood risk, the site has not been included within the SHLAA.

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 010331 Site Address: Land at Coventry Farm, Torquay Road

Inset No: 20

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 2.76 Yield mid point: 83

Site Description:
The site is to the rear of Coventry Farm Industrial Estate which is accessed off Torquay Road. The land slopes up from the road and 
the industrial buildings are cut into the land. There is a hedge along the boundary to the rear.

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 activity area for lesser horseshoe bats. It is in a cirl bunting wintering zone.  Part is a UWS of scrub and rough 
grassland: during March 09 visit,  linnet and more common birds on site and cirl bunting calling 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.

Built Environment:
The existing buildings on site have no defined character. The only building of note is the former farmhouse but this is not listed. 
Development on this site would not be to the detriment of the built environment.

Landscape Character:
The site is located within 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 ENV4).

As a stand alone site the visual impact of any substantial development to the rear of the industrial estate will be very obvious. The 
buildings and associated ancillary equipment/stored materials make the site a bit of an eyesore. Therefore any well designed 
development would not worsen this situation.

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

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

Access to Public Transport:
Bus stops for the 12/12a service between Newton Abbot and Brixham; 111/112 between Dartmouth, Totnes and Torquay; 174 
Newton Abbot to Kingskerswell; and 64/65 Torbay circular routes are located immediately outside the site.

Access to Services/Facilities:
The nearest primary schools to the site is at Shiphay in Torquay or Kingskerswell, both of  which are approximately 1500m away.  
The nearest post office/local centre is at Kingskerswell approximately 1300m away.  The nearest health centre is 1300m away in 
Shiphay; Kingskerswell Health Centre is 1500m away.  The nearest secondary schools are in Torquay.  The nearest district centre is 
Torquay

Land Status:
The site is greenfield.



Site Ref 010331 Site Address: Land at Coventry Farm, Torquay Road

Inset No: 20

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 2.76 Yield mid point: 83

Constraints to Delivery:
There are no known issues of contamination or land instability on the site. There may be contamination issues related to the 
adjoining industrial use and this would need to be investigated further.

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 land.

Loss of Employment:

Development of this site would 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 further investment/upgrading should the site come forward for development.  
It is however, unlikely that the existing road network would provide adequate capacity to serve the site in the absence of the South 
Devon Link Road being delivered.

Highway Access:
A right turn lane is likely to be needed into the site. The Manual for Streets is applicable.

Pedestrian/Cycle Links:
There are existing pedestrian and cycle links along Torquay Road and any new development can easily connect up to this network.

Compatibility:
As a stand alone development residential use of this site would not be compatible with the industrial uses below due to noise and 
possible dust, smell, etc nuisance. Occupants would have to drive through or around the industrial estate, which is not ideal.

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 : 

Unlikely with access difficulties onto A380. Not achievable - highways.

Too remote from infrastructure and access problems.

Access issues and proximity to ex industrial area.

Conclusion:

Suitability testing indicates that there are wildlife and archaeological constraints on the site that would need to be overcome.  
Furthermore, the site as a stand alone development for residential use would not be compatible with the industrial uses below due to 
noise and possible dust, smell, etc nuisance. Occupants would have to drive through or around the industrial estate, which is not 
ideal.  There are also access issues.

Submitted pro forma indicates site is immediately available for development.

The panel consider that the site is not achievable due to access and infrastructure constraints.



Site Ref 010331 Site Address: Land at Coventry Farm, Torquay Road

Inset No: 20

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 2.76 Yield mid point: 83

The site is available but it is questionable whether the site is either suitable or achievable given its location and surrounding uses.  As 
a consequence the site has not been included within the SHLAA supply.

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 010338 Site Address: Lower Cuthill Farm, Saturday's Lane

Inset No: 20

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 4.25 Yield mid point: 128

Site Description:
This medium-sized greenfield site lies to the south of the built up area of Kingskerswell.

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:  Several fields in 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 within a Conservation Area and there are no listed buildings near to the site.

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

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 ENV4).

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

Air Quality:
The site is not within an Air Quality Management Area but the main road through Kingskerswell is and any additional traffic will have 
to join the highway network in the Air Quality Management Area so some form of mitigation will be required as part of this 
development. 

The construction of the Kingskerswell by-pass may resolve this, but at the same time it could shift the problem to a different location, 
especially if the junction with Hamelin Way is controlled by traffic lights

Access to Public Transport:
The closest bus stop is at Huxley Vale nearly 900m from this site.  Services are infrequent with just two buses running per day from 
the stop.  More frequent services can be accessed from the Torquay Road but this is further from the site.

Access to Services/Facilities:
The site is between 600-1200m from the nearest primary school on Coffinswell Lane.
The site is less than 800m away form the Nearest Local Centre/post office on Fore Street.
The site is less than 1000m from nearest health centre on School Road.
The nearest secondary schools are in Newton Abbot and Torquay, both over 3000m away from the site.
The nearest district centre is in Newton Abbot, which is over 4000m away from the site. The nearest supermarket is at The Willows, 
Torquay, between 2000-4000m away from the site.



Site Ref 010338 Site Address: Lower Cuthill Farm, Saturday's Lane

Inset No: 20

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 4.25 Yield mid point: 128

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 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:
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:
There are a series of agricultural accesses into the different fields, mostly with poor visibility. Edginswell Lane narrows and is single 
track in places with passing only possible in limited places.

The construction of the South Devon Link Road will have major implications for the local road network.

The road network to the site consists mainly of narrow single width roads without pavements. To upgrade the roads would require 
substantial investment and include land outside the control of the site promoter. In some instances it may not be possible to make 
the necessary improvements.

Pedestrian/Cycle Links:
There is a footpath along part of Edginswell Lane but it disappears at the point where the road narrows. The footpath link along Yon 
Street, which links back to the village centre, consists of a white line in the road providing demarcation, but cars do drive across it if 
vehicles are coming in the opposite direction. There are no cycle links.

Development of this site would enable the creation of a footpath and wider road along Edginswell Lane. Construction of the by-pass 
may also result in general road improvements within the locality.

Compatibility:
The area surrounding the site is essentially rural in character at present.  Further potential development sites have however been 
promoted through the SHLAA.

Site Availability:

Is the Site Immediately Available:
The submitted pro forma indicates that the site is available within the next five years.  The site is not currently for sale or being 
marketed through a land agent, it is however subject to an option or in the ownership of a developer.

Soonest Date Available: 01/04/2010

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 there was no suitable access available to the site.

Conclusion:



Site Ref 010338 Site Address: Lower Cuthill Farm, Saturday's Lane

Inset No: 20

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 4.25 Yield mid point: 128

The site is considered to be suitable because there are no significant policy, flooding or biodiversity issues. The site is located in a 
broad area of search. Development may contribute towards the creation of sustainable mixed communities. However, the 
construction of the South Devon Link Road has  implications for the area, in particular the local road network. The very narrow lanes 
in the immediate area means that site access may not be possible.

The pro forma indicates that the site is available, but not for sale or being promoted.

The Panel comment that the site has no suitable access.

In conclusion, this site is suitable and available, but not achievable. The site is not developable because there is no suitable access.

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 010339 Site Address: Vinegrove, Kingskerswell Road

Inset No: 20

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.80 Yield mid point: 32

Site Description:
This relatively small site is located to the south of Kingskerswell very close to the administrative boundary with Torbay. The site is 
currently in residential, workshop, equestrian and horticultural uses. Topography and landform mean that this site feels quite divorced 
from both Kingskerswell and Torbay.

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:  Standard "Extended Phase 1" and "Protected Species" surveys needed.

Built Environment:
The site is not within a Conservation Area and there are no listed buildings near to the site.

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

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

Landscape Character:
The site is located within an Area of Great Landscape Value landscape policy area. It is also situated in the Countryside area defined 
on the Proposals Map for the adopted Teignbridge Local Plan ("saved" Policy ENV4).

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

Air Quality:
The site does not lie within an AQMA.

Access to Public Transport:
The site is approximately 1700m from the nearest bus stop on Torquay Road, which is served by the regular No.12 bus service 
between Newton Abbot and Torbay.

Access to Services/Facilities:
The nearest primary school is over 1200m away from the site on Coffinswell Lane.
The nearest Local Centre/post office is between 800m and 1600m away in Fore Street.
The nearest health centre is between 1000m and 2000m away on School Road.
The nearest secondary schools are in Newton Abbot and Torquay, both over 3000m away from the site.
The nearest district centre is in Newton Abbot, which is over 4000m away from the site. The nearest supermarket is at The Willows, 
Torquay, between 1700m - 2000m away from the site.

Land Status:
Part greenfield, part brownfield.



Site Ref 010339 Site Address: Vinegrove, Kingskerswell Road

Inset No: 20

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.80 Yield mid point: 32

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 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:
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:
Access would be off Riviera Way/Kingskerswell Road, the road narrows to a single track closer to the site.  Whether this could be in 
accordance with County or Manual for Streets standards is not clear at this stage.  Developer contributions may overcome this.

Pedestrian/Cycle Links:
There is no existing footpath although this may be capable of being provided through an extension to the existing Riviera Way 
footpath.

Compatibility:
The area is essentially rural in character although there are some industrial and employment uses in close proximity.  Further 
potential development sites have been promoted in the vicinity (SHLAA site 010316).

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 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 :

Panel view was that the site was not developable in view of access issues and likely infrastructure costs.

Conclusion:

The site is considered to be suitable. There are no significant policy, flooding or biodiversity issues. Nevertheless, the site is located 
within a broad area of search for sites, where development may contribute towards sustainable mixed communities.

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

The Panel comment that the site is not developable given access issues and likely infrastructure costs.

In conclusion, the site is not considered developable because of access issues and infrastructure costs.

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 010340 Site Address: r/o 2-8 Whilborough Road

Inset No: 20

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.37 Yield mid point: 19

Site Description:
This small greenfield site lies to the rear of existing residential properties on Whilborough Road, Kingskerswell.  An adjacent site, 
010342 has also been promoted through the 2009 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 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 in a UWS, but recent survey shows it to be of low wildlife value, although trees/hedges are good and there is 
badger activity.  There may be bat use, so Standard  "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).

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 ENV4).

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

Air Quality:
The site does not lie within an AQMA.

Access to Public Transport:
The nearest bus stop is over 800m from the site on Torquay Road.

Access to Services/Facilities:
The nearest primary school is over 1200m away from the site on Coffinswell Lane.

The nearest Local Centre/post office is between  800-1600m away in Fore Street.

The nearest health centre approximately 1000m away on School Road.

The nearest secondary schools are in Newton Abbot and Torquay, both over 3000m away from the site.

The nearest district centre is in Newton Abbot, which is over 4000m away from the site. The nearest supermarket is at The Willows, 
Torquay, between 2000-4000m away from the site.



Site Ref 010340 Site Address: r/o 2-8 Whilborough Road

Inset No: 20

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.37 Yield mid point: 19

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 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:
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:
Access to this site would have to be via SHLAA site 010320.  Vehicular access into the site would be through Huxley Vale, leading on 
to Huxnor Road. The roads are mainly narrow with passing places and without footpaths. Recent road improvements have been 
made to provide a dedicated footpath along part of Yon Street, but this only consists of a white line demarcating the pedestrian and 
vehicle areas.

Pedestrian/Cycle Links:
There are no continuous pedestrian or cycle links to the site from the main part of the village. There is a continuous footpath along 
Huxley Vale but this does not extend much into Huxnor Road.

There are no opportunities to improve this situation through the development of this site as it does not have a boundary with the road 
and would require other people's land to undertake the work.

Compatibility:
The site adjoins residential development to the south, in addition, SHLAA site 010320 lies immediately to the east.  There would 
appear to be no compatibility issues arising from this site coming forward for housing.

Site Availability:

Is the Site Immediately Available:
Submitted pro forma indicates that the site is immediately available for residential development.  The site is not currently for sale or 
subject to an option / in the ownership of a developer.

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 consensus was that the site was not developable due to the steepness of slopes and a possible ransom strip issue which 
would need to be overcome to provide access.

Conclusion:

The site is considered suitable as there are no significant policy, flooding or biodiversity issues. The site does however fall within a 
broad area of search for sites, where development may contribute towards the creation of sustainable mixed communities.

The site is considered to be available, but is currently not for sale or being promoted by a developer.



Site Ref 010340 Site Address: r/o 2-8 Whilborough Road

Inset No: 20

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 0.37 Yield mid point: 19

The Panel comment that the site is not developable because of the steep slopes of the site and possible ransom strip issues that 
make access difficult.  

In conclusion, the site is considered suitable and available, but not achievable. The site is therefore not developable.

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 010341 Site Address: Little Cuthill, Edginswell Lane

Inset No: 20

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 1.07 Yield mid point: 43

Site Description:
This medium-sized greenfield site lies to the south of the built extent of Kingskerswell.

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:  Fields in 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 within a Conservation Area and there are no listed buildings near to the site.

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

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 ENV4).

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

Air Quality:
The site is not within an Air Quality Management Area but the main road through Kingskerswell is and any additional traffic will have 
to join the highway network in the Air Quality Management Area so some form of mitigation will be required as part of this 
development. 

The construction of the Kingskerswell by-pass may resolve this, but at the same time it could shift the problem to a different location, 
especially if the junction with Hamelin Way is controlled by traffic lights

Access to Public Transport:
The closest bus stop is at Huxley Vale nearly 900m from this site.  Services are infrequent with just two buses running per day from 
the stop.  More frequent services can be accessed from the Torquay Road but this is further from the site.

Access to Services/Facilities:
The site is between 600-1200m from the nearest primary school on Coffinswell Lane.
The site is less than 800m away form the Nearest Local Centre/post office on Fore Street.
The site is less than 1000m from nearest health centre on School Road.
The nearest secondary schools are in Newton Abbot and Torquay, both over 3000m away from the site.
The nearest district centre is in Newton Abbot, which is over 4000m away from the site. The nearest supermarket is at The Willows, 
Torquay, between 2000-4000m away from the site.
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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 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:
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:
There are a series of agricultural accesses into the different fields, mostly with poor visibility. Edginswell Lane narrows and is single 
track in places with passing only possible in limited places.

The construction of the South Devon Link Road will have major implications for the local road network.

The road network to the site consists mainly of narrow single width roads without pavements. To upgrade the roads would require 
substantial investment and include land outside the control of the site promoter. In some instances it may not be possible to make 
the necessary improvements.

Pedestrian/Cycle Links:
There is a footpath along part of Edginswell Lane but it disappears at the point where the road narrows. The footpath link along Yon 
Street, which links back to the village centre, consists of a white line in the road providing demarcation, but cars do drive across it if 
vehicles are coming in the opposite direction. There are no cycle links.

Development of this site would enable the creation of a footpath and wider road along Edginswell Lane. Construction of the by-pass 
may also result in general road improvements within the locality.

Compatibility:
The area surrounding the site is essentially rural in character at present.  Further potential development sites have however been 
promoted through the SHLAA.

Site Availability:

Is the Site Immediately Available:
A pro forma has been submitted although it gives no indication as to when the land is available (if not immediately).

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 remote with no suitable access.

Conclusion:

The site is considered to be suitable given that there are no significant policy, flooding or biodiversity issues. The site is however 
located in a broad area of search for sites, where development may contribute towards the creation of sustainable mixed 
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communities. The construction of the South Devon Link Road has potential implications for the area. The site is within a cirl bunting 
wintering zone.

The site is considered to be available. The pro forma shows that the site is available, but does not indicate when the land could be 
developed.

The Panel comment that the site is not achievable because it is in a remote location and has no suitable access.

In conclusion, the site is considered to be suitable and available, but not achievable. The site is therefore not developable.

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 Area: 0.19 Yield mid point: 10

Site Description:
The site consists of no 67, Manor Drive, Kingskerswell and proposes the demolition of the existing property and a higher density 
scheme put in its place.

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 entirety of the site lies within Flood Zone 3 with xx of it within functional floodplain.  After removing the area to the southern 
extent from the site assessment, the site falls below the minimum site size threshold.

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 a Scheduled Ancient Monument (SAM).

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

Landscape Character:

Minerals Resources:

Air Quality:

Access to Public Transport:

Access to Services/Facilities:

Land Status:

Constraints to Delivery:

Source Protection Zone:

Open Space:

Loss of Employment:

Infrastructure Capacity:

Highway Access:

Pedestrian/Cycle Links:
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Compatibility:

Site Availability:

Is the Site 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 :

Panel view was that the site was not developable in view of the existing dwelling on the site, coupled with flood risk issues relating to 
it's remaining curtilage.

Conclusion:

In conclusion, the site is not developable.  Most of the site is significantly affected by Flood Zone 3, a functional floodplain.  After 
deducting the area affected by flooding, the site falls below the minimum site size threshold of 5 dwellings (gross) or 0.15 hectare. 
The Panel is of the view that the site is not developable because a dwelling is already located on site and the remaining curtilage is 
affected by flooding.

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 010344 Site Address: Huxnor Cross

Inset No: 20

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 1.03 Yield mid point: 41

Site Description:
This greenfield site lies to the south of the built up area of Kingskerswell at Huxnor Cross.  It is currently used for pasture by horses.

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:  Two fields in 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).

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 ENV4).

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

Air Quality:
The site does not lie within an AQMA.

Access to Public Transport:
The closest bus stop is at Huxley Vale nearly 900m from this site.  Services are infrequent with just two buses running per day from 
the stop.  More frequent services can be accessed from the Torquay Road but this is further from the site.

Access to Services/Facilities:
The site is between 600-1200m from the nearest primary school on Coffinswell Lane.
The site is less than 800m away form the Nearest Local Centre/post office on Fore Street.
The site is less than 1000m from nearest health centre on School Road.
The nearest secondary schools are in Newton Abbot and Torquay, both over 3000m away from the site.
The nearest district centre is in Newton Abbot, which is over 4000m away from the site. The nearest supermarket is at The Willows, 
Torquay, between 2000-4000m away from 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.
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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:
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:
There are a series of agricultural accesses into the different fields, mostly with poor visibility. Edginswell Lane narrows and is single 
track in places with passing only possible in limited places.

The construction of the South Devon Link Road will have major implications for the local road network.

The road network to the site consists mainly of narrow single width roads without pavements. To upgrade the roads would require 
substantial investment and include land outside the control of the site promoter. In some instances it may not be possible to make 
the necessary improvements.

Pedestrian/Cycle Links:
There is a footpath along part of Edginswell Lane but it disappears at the point where the road narrows. The footpath link along Yon 
Street, which links back to the village centre, consists of a white line in the road providing demarcation, but cars do drive across it if 
vehicles are coming in the opposite direction. There are no cycle links.

Development of this site would enable the creation of a footpath and wider road along Edginswell Lane. Construction of the by-pass 
may also result in general road improvements within the locality.

Compatibility:
The area is essentially rural in nature although there are some existing residential properties as well as potential SHLAA sites in 
close proximity.  There are unlikely to be any major compatibility issues arising from the site coming forward for housing.

Site Availability:

Is the Site Immediately Available:
Submitted pro forma indicates that the site is immediately available.  The site is not currently for sale or being marketed through a 
land agent, there is no option on the land and it is not in the ownership of a developer.

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 there was no suitable access available to the site.

Conclusion:

The site is considered suitable as there are no significant policy, flooding or biodiversity issues. The site does however fall within a 
broad area of search for sites, where development may contribute towards the creation of sustainable mixed communities. The fields 
are located in a cirl bunting wintering zone. An ecological assessment of impact may be required to establish mitigation / 
compensation measures.   

The site is considered to be available, but is currently not for sale or being promoted by a developer.

The Panel comment that the site has no suitable access. 
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In conclusion, the site is considered suitable and available, but not achievable. The site is therefore not developable.

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 010402 Site Address: Little Pines, Rectory Road, East Ogwell

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 2.25 Yield mid point: 68

Site Description:
This greenfield site comprises of a vacant field with trees located along the eastern and western boundaries. The site lies to the 
south of East Ogwell. Land immediately to the north has also been promoted through the SHLAA process (010404).

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 bat roost nearby at Conitor Copse cave.  The bats may well be using the for feeding and flight paths.   The 
eastern edge of the site is within one or more cirl bunting breeding territories and the whole site is in a cirl wintering zone.  The site is 
subject to a planning obligation to manage as informal POS and for wildlife, as compensation for wildlife lost to the adjacent Reynell 
Road development.
Ecological assessment of impact is needed plus appropriate suite of full mitigation/compensation measures, including provision of an 
equivalent area of POS and habitat very nearby.   Standard "Extended Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
There are no listed buildings on or near the site and it is not within a Conservation Area.

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 ENV4).

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

Air Quality:
Development of this site would have an indirect or direct impact on an existing Air Quality Management Area, or would create a new 
Air Quality Management Area, but mitigation is possible. No new receptors to an existing source of pollution would be created by this 
development.

Access to Public Transport:
The closest bus stop is within 400m of this site.  The 176 bus provides an hourly service to the town centre.

Access to Services/Facilities:
Potential development sites in Ogwell benefit from reasonable access to the town centre. The closest industrial estate is at Bradley 
Vale (1500-3000m). However, the steep incline back from the town centre can make walking or cycling undesirable.

Canada Hill Primary School is under 400m from the site. The closest post office at Abbotskerswell is over 1600m from the site.  
Albany, Devon Square and the Cricketfield surgeries are all over 2000m from Southolme.  Coombeshead College is marginally over 
1500m from this site.  The Asda superstore is less than 2000m.
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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.  It is 
possible that there is an area of filled ground at the northern end of the site, this may raise implications.

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

Open Space:
Development of the site would prevent the proposed Public Open Space under outline consent for Reynell Road housing from being 
provided.

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:
Direct access to the site cannot be provided.  Appropriate access from Rectory Road would have to be provided through SHLAA site 
010404, or through land immediately to the west of the site.

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

Compatibility:
Land is agricultural to the south, east and west, the extant Reynell Road permission lies to the northeast.

Site Availability:

Is the Site Immediately Available:
2008 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 there was no suitable access available to the site.

Conclusion:

The site is considered suitable because there are no significant policy, flooding or biodiversity issues. The site does however fall 
within a broad area of search for sites,  where development may contribute towards the creation of sustainable mixed communities. 
The site is located near a bat roost at Conitor Copse cave. The bats may be using the area for feeding and flying through / over.

The site is considered available, but the pro forma does not stipulate when development may occur. 

The Panel comment that there is no suitable site access. The site is therefore not achievable.

In conclusion, the site is considered to be suitable and available for development, but not achievable because the site has no suitable 
access.
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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 010404 Site Address: Premier Poultry Farm - Lower field, East Ogwell

Inset No: 16

Teignbridge SHLAA : Detailed Site Assessment - Not Developable Sites

Site Area: 1.11 Yield mid point: 44

Site Description:
A large greenfield site which lies to the west of the Ogwell Cross area of the Sub-Regional Centre. The site is immediately to the west 
of proposed development site 010402. The site is agricultural with residential holding. The site is very steep on the western slopes 
and all land slopes eastwards.

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 bat roost nearby at Conitor Copse cave.  The bats may well be using this site for feeding and flight paths.   The 
eastern edge of the site is within one or more cirl bunting breeding territories and the whole site is in a cirl wintering zone.  The site is 
subject to a planning obligation to manage as POS and for habitat creation, as compensation for wildlife lost to the adjacent Reynell 
Road development.
Ecological assessment of impact is needed plus appropriate suite of full mitigation/compensation measures, including provision of an 
equivalent area of POS and habitat very nearby.   Standard "Extended Phase 1" and "Protected Species" surveys will also be needed.

Built Environment:
There are no listed buildings on or near the site and it is not within a Conservation Area.

This area lies to the south of a possible Iron Age field system and in an area containing prehistoric settlement.

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 ENV4).

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

Air Quality:
Development of this site would have an indirect or direct impact on an existing Air Quality Management Area, or would create a new 
Air Quality Management Area, but mitigation is possible. No new receptors to an existing source of pollution would be created by this 
development.

Access to Public Transport:
The closest bus stop is within 100m of this site.  The 176 bus provides an hourly service to the town centre.

Access to Services/Facilities:
Potential development sites in Ogwell benefit from reasonable access to the town centre. The closest industrial estate is at Bradley 
Vale (1500-3000m). However, the steep incline back from the town centre can make walking or cycling undesirable.

Canada Hill Primary School is under 400m from the site. The closest post office at Abbotskerswell is over 1600m from the site.  
Albany, Devon Square and the Cricketfield surgeries are all over 2000m from Southolme.  Coombeshead College is marginally over 
1500m from this site.  The Asda superstore is less than 2000m.
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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.  It is 
possible that there is an area of filled ground at the northern end of the site, this may raise implications.

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

Open Space:
Development of the site would prevent the proposed Public Open Space under outline consent for Reynell Road housing from being 
provided.

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:
Access to the site is only via Canada Hill.   There is some concern over the road standard and visibility to Ogwell Road.  There is 
access to the east via opening in hedgerow into site 010402.

Existing highway comments apply. Transport funding may be required through developer contributions.

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

Compatibility:
Land is agricultural to the south, east and west, but residential to the north.

Site Availability:

Is the Site Immediately Available:
Northern parcel of land - Form refers to site not being immediately available, however, the pro-forma subsequently refers to the site 
being available before the end of March 2008 which would constitute 'immediately'.

A small element of the northern parcel is also included in responses made which principally relate to site 010402 - The submitted pro-
forma indicates that the site is immediately available for development, the site is not currently up for sale.

Southern parcel of land - The submitted pro-forma indicates that the site is immediately available for development, the site is not 
currently up for sale.

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 : 

PoS for adjacent scheme.

Not considered viable.

Part only.  The site was re-presented to the Panel as part of the 2009 SHLAA and considered to be not developable given that the 
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area considered to be developable through the 2008 SHLAA has now been excluded from the plotted site.

Conclusion:

Suitability testing indicates that there are no major biodiversity issues.  However, it is understood that the whole site will be POS and 
a habitat creation area if the outline consent for housing at Reynell Road is implemented. The area also lies to the south of a possible 
Iron Age field system and in an area containing prehistoric settlement.

Submitted pro forma indicates site could be immediately available for development.

The Panel in the 2008 SHLAA considered that the northern part of the site to be developable, but not the southern part due to access 
issues. The Panel have now reassessed the site as part of the 2009 SHLAA. Consensus has now been reached that the northern 
part is not developed because the site still does not have proper access.

Site is suitable (subject to the above issues) and available, but not achievable.  The site is therefore not developable and has been 
excluded from the SHLAA.

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.


